TIGARD CITY COUNCIL
WORKSHOP MEETING
April 18, 2006
6 p.m. — Executive Session

6:30 p.m. — Workshop Meeting
TIGARD CITY HALL

13125 SW HALL BLVD
TIGARD, OR 97223

PUBLIC NOTICE:

Upon request, the City will endeavor to atrange for the following setvices:

. Qualified sign language interpreters for persons with speech ot hearing impairments; and

. Qualified bilingual interpretets.

Since these services must be scheduled with outside setvice providets, it is impottant to allow as much
lead time as possible. Please notify the City of your need by 5:00 p.m. on the Thutsday preceding the

meeting by calling: 503-639-4171, ext. 2410 (voice) ot 503-684-2772 (IDD - Telecommunications
Devices for the Deaf).

SEE ATTACHED AGENDA
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AGENDA
TIGARD CITY COUNCIL WORKSHOP MEETING
APRIL 18, 2006

6:00 PM

e EXECUTIVE SESSION: The Tigard City Council will go into Executive Session to discuss

- labor negotiations under ORS 192.660(2)(d). All discussions ate confidential and those present
may disclose nothing from the Session. Representatives of the news media ate allowed to attend
Executive Sessions, as provided by ORS 192.660(4), but must not disclose any information
discussed. No Executive Session may be held for the purpose of taking any final action ot
making any final decision. Executive Sessions are closed to the public.

6:30 PM
1. WORKSHOP MEETING
11 Call to Order — Tigard City Council

1.2 Roll Call
13 Pledge of Allegiance
14 Council Communications & Liaison Repotts

1.5 Call to Council and Staff for Non-Agenda Items

2. ANNUAL JOINT MEETING WITH THE LIBRARY BOARD
¢ Staff Report: Library Department

3. PRESENTATION ON 2006 TIGARD FESTIVAL OF BALLOONS
¢ Staff Introduction: Public Works Department
¢ Event Organizer: Dave Nicoli
4, DISCUSS WASHINGTON SQUARE SHOPPING CENTER WITH JOHN GENOVESE

OF MACERICH CORPORATION
¢ Staff Introduction: Community Development Department

5. DISCUSS GREENBURG ROAD ALTERNATIVES ANALYSIS REPORT
+ Staff Report: Engineering Department

6. JOINT MEETING WITH THE PLANNED DEVELOPMENT COMMITTEE TO
DISCUSS PLANNED DEVELOPMENT CODE REVISION
¢ Staff Report: Community Development Department
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10.

11.

12.

DISCUSS PROPOSED AMENDMENTS TO THE TIGARD MUNICIPAL CODE TO
CREATE A RIGHTS-OF-WAY ORDINANCE WITH A STREET-CUT MORATORIUM
¢ Staff Report: Engineering Depattment

DISCUSS REVISIONS TO THE TIGARD MUNICIPAL CODE TO INCORPORATE A
PRIVILEGE TAX

¢ Staff Report: Engineering Department

COUNCIL LIAISON REPORTS
NON AGENDA ITEMS

EXECUTIVE SESSION: The Tigatd City Council may go into Executive Session. If an
Executive Session is called to order, the apptoptriate ORS citation will be announced
identifying the applicable statute. All discussions are confidential and those present may
disclose nothing from the Session. Reptesentatives of the news media are allowed to attend
Executive Sessions, as provided by ORS 192.660(4), but must not disclose any information
discussed. No Executive Session may be held for the putpose of taking any final action ot
making any final decision. Executive Sessions are closed to the public.

ADJOURNMENT

i:\adm\cathy\cca\2006\060418p.doc
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AGENDA ITEM #
FOR AGENDA OF April 18, 2006

CITY OF TIGARD, OREGON
COUNCIL AGENDA ITEM SUMMARY

ISSUE/AGENDA TITLE Joint Meeting with the Library Board .,
p _
PREPARED BY: Margaret Barnes DEPT HEAD OK CITY MGR OK f'z{
ISSUE BEFORE THE COUNCIL

This is the regularly scheduled, annual joint meeting between City Council and the Library Board.

STAFF RECOMMENDATION

N/A

INFORMATION SUMMARY

Annual meeting with the Library Board to provide information to the City Council. The Library Board is prepared
to update the Council about the following areas of library service.

Highlight various areas of the collection and get acquainted with services
Update on statistics

Annual Patron Survey results

Discussion on the Importance of Quality of Services

OTHER ALTERNATIVES CONSIDERED

None.

- VISION TASK FORCE GOAL AND ACTION COMMITTEE STRATEGY

Goal #2: A wide array of opportunities for life-long learning are available in a variety of formats and used by the
community.

Goal #3: Adequate facilities are available for efficient delivery of life-long learning programs and services for all
ages.

ATTACHMENT LIST

None.

FISCAL NOTES

None.



AGENDA ITEM #
FOR AGENDA OF April 18, 2006

CITY OF TIGARD, OREGON
COUNCIL AGENDA ITEM SUMMARY

ISSUE/AGENDA TITLE  Presentation on the 2006 Tigard Festival of Balloons

PREPARED BY: Dennis Koellermeier DEPTHEAD OK CITY MGR OK Qg

ISSUE BEFORE THE COUNCIL

No action required. The Council is being asked to listen to a presentation on the 2006 Tigard Festival of Balloons.

STAFF RECOMMENDATION

No recommendation.

INFORMATION SUMMARY

The City of Tigard has played a role in the Tigard Festival of Balloons for many years. Event organizer, Mr. Dave
Nicoli, will brief the Council on plans for the upcoming 2006 festival.

OTHER AL TERNATIVES CONSIDERED

Not applicable.

COUNCIL GOALS AND TIGARD BEYOND TOMORROW VISION STATEMENT

Not applicable.

ATTACHMENT LIST

None.

FISCAL NOTES

In 2000, the Council approved Resolution No. 00-20, in which the City of Tigard guaranteed $10,000 in annual funding
for the Tigard Festival of Balloons. This funding falls within the City’s social services and community events budget.
Additionally, Tigard’s Police and Public Works Departments have historically provided substantial in-kind services and
support for the event. '



AGENDAITEM #
FOR AGENDA OF

dTY OF TIGARD, OREGON
COUNCIL AGENDATITEM SUMMARY

ISSUE/AGENDA TITLE __ Washington Square Discussion

PREPARED BY:__Tom Coffee DEPTHEAD OK ZZ dTY MGR OK Q g

ISSUE BEFORE THE COUNCIL

Opportunity to discuss issues of common concern with representatives of Washington Square.

STAFF RECOMMENDATION

No action is requested.

INFORMATION SUMMARY

During the opening of the Washington Square Expansion, the Mayor and John Genovese of the Macerich Corporation
discussed the possibility of a future meeting with City Council to discuss issues of common concern.This workshop
agenda item has been scheduled to allow for that discussion.

OTHER ALTERNATIVES CONSIDERED

N/A

QOUNCL GOALS AND TIGARD BEYOND TOMORROW VISION STATEMENT

Communication: 1) The City will maximize accessibility to information in a variety of formats, providing opportunities
for input on community issues and effective two-way communication.

ATTACHMENT LIST

N/A

FISCAL NOTES

N/A



AGENDA ITEM #
FOR AGENDA OF April 18, 2006
CITY OF TIGARD, OREGON
COUNCIL AGENDA ITEM SUMMARY

ISSUE/AGENDA TITLE Greenburg Road Alternatives Analysis Report

PREPARED BY:__A.DP. Dlg;}:n{m DEPT HEAD OK f CITY MGR OK ¢ é

ISSUE BEFORE THE COUNCIT,

Presentation to Council of the findings of the study conducted to evaluate citculation issues and impacts of vatious
alternatives aimed at improving performance at the Highway 99W /Gtreenburg Road/Main Street intetsection.

STAFF RECOMMENDATION

That Council discuss and provide input on the alternatives examined for improved petformance at that intersection.

INFORMATION SUMMARY

An alternatives analysis was conducted to examine circulation issues and impacts of various alternatives aimed at
improving performance at the Greenburg Road/Highway 99W/Main Street intersection. The cutrent level of
service on Greenburg Road at Highway 99W is extremely poor especially in the afternoon peak travel hours with
vehicles waiting through multiple traffic cycles to clear the intersection. In addition, fotecasts for Highway 99W
along this area show it is well over capacity in future demand. The County-funded project at the Hall Blvd/Highway
99W intersection will greatly improve traffic circulation at that intersection. However, improvements to the
Greenburg Road intersection with Highway 99W will be necessary to complement those improvements and ensure
coordinated movements between those two closely-spaced intersections.

The findings of the study will be presented to Council at this meeting for discussion and input. The alternative that
works best will be selected after Council input and will establish the basis for a future project for implementation.

OTHER AL.TERNATIVES CONSIDERED

None

COUNCIL GOALS AND TIGARD BEYOND TOMORROW VISION STATEMENT

Traffic circulation improvements at the Greenbutg Road/Highway 99W/Main Street intersection addresses the Council
Goal to “Improve 99W Corridor.” These improvements also suppott the Tigard Beyond Tomorrow Transpottation
and Traffic goals of “Improve Traffic Flow” and “Improve Traffic Safety.”

ATTACHMENT LIST

Draft Memorandum from DKS Associates dated December 15, 2005. Subject: Tigard OR 99W/SW Greenburg Road
Alternatives Study



FISCAL NOTES

The alternatives examined are conceptual in nature to determine what wotks best to alleviate congestion and
improve circulation at this intetsection. No cost estimates have been prepared at this point. The altetnative that

appears best able to achieve those goals without creating significantly adverse impacts on other City streets may be a
candidate project for funding for funding through a new funding source, such as a local gas tax.

g\g il agenda i 18-086 g road ives analysis report ais.doc



DKS Associates

TRANSPORTATION SOLUTIONS

1400 SW 8" Avenus, Suite 500
Portland, OR 97201

Phone: (503) 243-3500

Fax: (503} 243-1934

DRAFT MEMORANDUM

TO: Gus Duenas, City of Tigard
FROM: Randy McCourt, P.E., P.T.O.E.
Nate Schroeder
DATE.: December 15, 2005
SUBJECT: Tigard OR 99W/SW Greenburg Road Alternatives Study P05227-000-000

This memorandum summarizes the transportation analysis conducted for the OR 99W corridor
from OR 217 to SW Johnson Street in Tigard, Oregon. The primary purpose of this study is to
evaluate circulation issues and impacts of various operation alternatives to improve performance
at the OR 99W/SW Greenburg Road intersection

EXECUTIVE SUMMARY

Project Description

The intersection of OR 99W and SW Greenburg Road is located in downtown Tigard, as shown
in Figure 1. The OR 99W corridor is designated by ODOT as a highway of statewide
importance, and carries between 41,000 and 45,000 vehicles per day'. Improvements to the OR
99W/SW Hall Boulevard intersection are currently being considered by Washington County
through MSTIP2. This project focuses on improvements to the OR 99W/SW Greenburg Road
intersection. ‘

Existing Conditions

Currently, all intersections within the study area operate at level-of-service (LOS) D or better
during the PM peak hour. There are however, extensive queuing deficiencies at the intersection
of OR 99W and SW Hall Boulevard, and along the OR 99W corridor within the study area,
which back up between intersections due to closely spaced intersections. Vehicle delay is also a
problem along the OR 99W corridor under existing conditions, where the AM and PM peak hour
arterial levelof-service is F.

12004 Volume Tables, Oregon Department of Transportation.
2 MSTIP = Major Streets Transportation Improvement Program
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Tigard OR 99W/SW Greenburg Road Alternatives Study DRAFT
December 15, 2005
Page 3 of 15

Future Operations and Recommendations

There is currently a plan to improve the OR 99W/SW Hall Boulevard intersection, and these
improve ments were assumed in the analysis of this project. The proposed upgrades to the OR
99W/SW Hall Boulevard intersection includes:

= Adding a northbound left-turn lane, which eliminates the need for split phasing

» The addition of a southbound right-turn lane

» An additional eastbound through lane that would continue from just east of SW
Greenburg Road to the OR 217 SB on/off-ramps

Theses enhancements improve the operations of that specific intersection; vehicle delay is
decreased and the volume-to-capacity ratio is improved. However, the average delay per vehicle
traveling along OR 99W is increased at the OR 99W/SW Greenburg Road intersection. Several
alternative improve ments to OR 99W/SW Greenburg Road were considered. Improvements to
the OR 99W/SW Greenburg Road intersection that would further improve the operations of the
OR 99W corridor includes the following:

»  Adding dedicated left-turn lanes to both northbound and southbound approaches,
which eliminates the need for split phasing and improves operational efficiency

»  Continuation of eastbound through lane from SW Hall Boulevard through SW
Greenburg Road intersection

Under longer term future conditions, additional mitigations are required to achieve acceptable
LOS requirements. The City’s Transportation System Plan call for other roadway and
intersection improvements that would cumulatively address future capacity needs in this study
area. A phasing plan will be needed from the short term to the long term to address what could
ultimately be more than five million dollars of roadway improvements. These potential
mitigations include:

Widen OR 99W to seven lanes from SW Greenburg Road to OR 217 and beyond
Additional northbound left-turn lane at OR 99W/OR 217 NB off-ramp intersection
Additional southbound right-turn lane at OR 99W/OR 217 SB off-ramp intersection
Dedicated westbound right-turn lane at OR 99W/SW Hall Boulevard

Additional northbound and southbound through lanes on SW Hall Boulevard at OR
99W as part of the five lane roadway improvement

» Dual southbound left-turn lanes at OR 99W/SW Hall Boulevard

= Dual southbound left-turn lane at OR 99W/SW Greenburg Road

BACKGROUND

Study Area

The intersections selected for this study were those closest to the OR 99W/SW Greenburg Road
intersection. A total of five signalized intersections were included for analysis along the OR

99W corridor. These intersections operate under actuated-coordinated conditions. As
maintained by ODOT.



Tigard OR 99W/SW Greenburg Road Alternatives Study
December 15, 2005

Page 4 of 15

Roadway Network
Table 1 identifies the key roadways located in the study area, their functional classification, and

approximate average daily traffic. These roadways are shown in Figure 1.

Table 1: Roadway Network Summary

DRAFT

Principal 7
1
OR 217 HiStl?::a Arterial Freeway Freeway ! 8’3007 N/O OR 99W
ghway (freeway) 99,200" S/O OR 99W
State Major . . 7
OR 99W Highway Artorial Arterial Arterial 46,600
SW Hall District Minor Arterial Arterial 10,6007 N/O OR 99W
Boulevard Highway Arterial 11,800’ S/O OR 99W
SW Greenburg Major . . 10,0008 N/O OR 99W
Road N/A Arterial Arterial Arterial 6,9008 S/O OR 99W
SW Johnson Neighborhood | Neighborhood 3,1008 N/O OR 99W
N/A N/A 3
Street Route Route 6,400° S/O OR 99W
Notes: N/A = Not Applicable N/O = North of
N/D = No Data Available $/0 = South of

Other Modes of Transportation

Within the study area there are several other

modes of transportation. Bicycles and

pedestrians are accommodated throughout most
of the study area, and at most of the study
intersections. The most significant pedestrian
activity occurs at the OR 99W/SW Greenburg
Road intersection, where a total of 58 pedestrians
utilized the intersection during the PM peak
hour. Other intersections only had 3 to 25
pedestrians during the PM peak hour. Within the
study area, dedicated bike lanes are provided

along most of OR 99W, along SW Greenburg Road north of OR 99W, and along SW Hall
Boulevard. Table 2 summarizes the PM peak hour bicycle activity at each of the study
intersections. Bicycle traffic diminishes significantly near the OR 99W/OR 217 interchange.

3 1999 Oregon Highway Plan, Appendix D, Oregon Department of Transportation.
* Regional Transportation Plan, Figure 1.13, Metro, 2004.

3 2002 Transportation System Plan, Exhibit 12, Washington County.

$ Transportation System Plan, Chapter 8, City of Tigard. ‘
72004 Transportation Volume Tables, Oregon Department of Transportation, Traffic Counting Program.
-8 ADT estimated based on PM peak hour counts conducted by All Traffic Data on September 22, 2005.



Tigard OR 99W/SW Greenburg Road Alternatives Study DRAF T
December 15, 2005
Page 5 of 15

OR 99W/OR 217 NB Ramps’

0 0 0 0 0
OR 99W/OR 217 SB Ramps’ 0 0 1 0 1
OR 99W/SW Hall Blvd." 4 2 2 1 9
OR 99W/SW Greenburg Rd.'° 1 3 1 7 12
OR 99W/SW Johnson St.'° 1 4 3 2 10

Note: Assumes OR 99W is an east-west roadway

There are also several transit routes in the area, which
are summarized in Table 3. Several bus routes utilize
the Tigard Transit Center that is located on SW
Commercial Street in downtown Tigard. Bus route
#12 is a frequent service route, and bus routes #64,
#94, and #95 are rush-hour service routes, which
provide service only during the peak hour in the
direction of highest demand. Bus routes on OR 99W
are impacted by congestion during the peak periods.
Bus routes #45, #76, and #78 provide standard service,
which may be limited during off-peak hours depend ing
on route. Commuter rail is also being developed for the region and will utilize the railroad tracks
that run through Tigard. It is assumed approximately 35-50 additional trains will run through the
downtown Tigard area daily, after full implementation of the commuter rail program'’.

Table 3: TriMet Bus Routes in the Study Area

#12 (Barbur Blvd.) OR 99W, M ain St., 15 mins. C Frequ‘ent Yes
Commercial St. Service

#45 (Garden Home) Johnson S.t" Main St., 20-30 mins. D Stand? rd Yes
Commercial St. Service

#64 (Marquam Hill/Tigard TC) | OR 99W, Main St., 30-35 mins. E Rush-hour | v o0
Commercial St. Service
. Hall Blvd., Commercial St., . Standard

#76 (Beaverton/Tualatin) Main St., Greenburg Rd. 30 mins. D Service Yes
Hunziker Rd., Hall Blvd., Standard

#78 (Beaverton/Lake Oswego) | Commercial St., Main St., 30 mins. D . Yes
Service

Greenburg Rd.

#94 (Sherwood/Pacific Hwy OR 99W 10 mins. B Rush-k_lour No
Express) Service

#05 (Tigard/-5 Express) OR 99W 20-30 mins. D Rush-hour | =,
Service

Level of Service (LOS) for transit service based on headway: less than 10 minutes =LOS A;
10-14 minutes = LOS B; 14-20 minutes = LOS C; 20-30 minutes = LOS D, 30-60 minutes = LOS E; and greater than 60 minutes =LOS F.

° Based on traffic counts performed by Traffic Smithy Inc. on May 4, 2004.

19 Based on traffic counts performed by All Traffic Data on September 22, 2005.

! Based on phone conversation with Larry Phipps of Portland & Western Railroad Inc. on September 27, 2005.
12 Headways approximated based on bus schedules located online at trimet.org.



Tigard OR 99W/SW Greenburg Road Alternatives Study ‘ DRAFT
December 15, 2005
Page 6 of 15

EXISTING MOTOR VEHICLE OPERATION

Traffic Counts

Traffic counts were conducted at the five intersections located along the OR 99W corridor from
SW Johnson Street to OR 217. The study intersections included the OR 217 northbound ramps,
the OR 217 southbound ramps, SW Hall Boulevard, SW Greenburg Road, and SW Johnson
Street. The intersections were counted during the PM peak period (4:00 PM to 6:00 PM) on a
weekday during September 2005 13 The existing traffic volumes are shown in Figure 2.

Traffic Performance

An intersection performance analysis was conducted using the PM peak hour volumes and
Synchro'* software to determine the level of service and volume-to-capacity ratios based on the
Highway Capacity Manual 2000 methodology for signalized intersections 5. Level of service
(LOS) is used as a measure of effectiveness for intersection operation based upon average
vehicle delay. LOS A, B, and C indicate conditions where vehicles can move freely. LOS D and
E are progressively worse, and LOS F represents conditions where traffic volumes exceed the
capacity of a specific movement resulting in long vehicle queues and delays. Table 4
summarizes existing PM peak hour traffic conditions.

Table 4: Intersection Performance for Existing 2005 PM Peak Hour Conditions

Study Intersection Delay LOS v/C

OR 99W/OR 217 NB Ramps 8.8 A 0.68
OR 99W/OR 217 SB Ramps _ 232 C 0.76
OR 99W/SW Hall Blvd. 48.0 D 0.90
OR 99W/SW Greenburg Road/SW Main St. 40.9 D 0.88
OR 99W/SW Johnson St./SW Main St. 19.9 B 0.77

LOS = Level of Service

A/A = Major Street LOS/Minor Street LOS
Signalized Delay = Average Control Delay per Vehicle

V/C = Volume-to-Capacity Ratio

All of the study intersections currently operate within the operational standards set by the Oregon
Department of Transportation (ODOT). According to ODOT, the intersections along OR 99W
are required to have a volume-to-capacity ratio of 0.95 or better16. The intersections perform
slightly worse than documented in the Tigard TSP for 1999 conditions.

13 Traffic counts conducted by All Traffic Data, Inc. on September 22, 2005.

4 Synchro 6, Traffic Signal Coordination Software, Trafficware, 2003, Version 6 (Build 612).

15 Highway Capacity Manual 2000, Transportation Research Board, Washington, D.C., 2000, Chapter 16.
16 1999 Oregon Highway Plan, Alternative Highway Mobility Standards, Table 7, Oregon Department of
Transportation. 8
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Tigard OR 99W/SW Greenburg Road Alternatives Study DRAFT
December 15, 2005
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Although each of the intersections meets the required standards, there is excessive queuing and
delays along OR 99W and side streets within the study area. The existing arterial level of
service, which is based on average speed, is at LOS F along OR 99W for most ofthe study
areal7. Analysis of travel speed in the study area was conducted by simulation of PM peak
conditions using the Synchro/Sim Traffic software. A summary of the Highway Capacity
Manual (HCM) LOS standards is shown in Table 5Table 5, and a summary of the existing LOS
conditions are shown in Table 6. The results of the simulation match actual travel speed
observations in the corridor during the PM peak conditions, the results of these observations are
shown in Figure 3.

Table 5: Highway Capacity Manual Arterial LOS

LOS Average Travel Speed (mi/h)
>35

>28-35

>22-28

>17-22
>13-17
=13

TmOOw >

Table 6: Existing LOS Conditions Along OR 99W

EB 14 E

Southwest of SW Joh St.
outhwest o ohnson WB — —
EB 8 F
. Rd.
SW Johnson St. to SW Greenburg Rd WE 7 o)
EB 9 F
. to SW Hall Blvd.
SW Greenburg Rd. to SW Hall Blv WB T F
EB 20 D
11 Blvd. 217 SB
SW Hall Blvd. to OR 217 SB ramps WEB 5 T
EB 24 C
t 217 NB
OR 217 SB ramps to OR 217 ramps WEB 3 F
Eastof OR 217 NB ramps EB — —
WB 6 F

Note: N/A = Not Applicable

7 Highway Capacity Manual 2000, Chapter 15, Exhibit 15-2, Transportation Research Board.
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] ; L . S § rm(,., i ‘

Figure 3: PM Peak Travel Speed Observations
Based on Floating Car Surveys, October 2005

Much of the operational deficiencies that occur today result from sub-standard access spacing
where queues from one intersection spill into adjacent intersections. Access spacing also does
not meet the standards set by ODOT, which requires that the minimum distance from a freeway
interchange to the first major intersection be at least 1,320 feet'®. The existing access spacing
from the OR 217 interchange to SW Hall Boulevard is approximately only 675 feet and another
675 feet from SW Hall Boulevard to SW Greenburg Road, which are below the standard
spacing.

FUTURE OPERATIONS AND OPTIONS

Circulation Alternatives

There were several alternatives that were examined to improve the operations at the OR
99W/SW Greenburg Road intersection, and relieve congestion along OR 99W and decrease
delay along the corridor. These alternatives are summarized in this section.

18 1999 Oregon Highway Plan, Appendix C, Table 17, Oregon Department of Transportation.
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Alternative 1: :

The addition of a median at the OR 99W/SW
Greenburg Road intersection would reduce
conflicting movements on OR 99W, improving
operation of OR 99W. However, based on the
Metro Regional Travel Demand Model, there is a
large impact to the immediate neighborhood
streets and surrounding area. Particularly SW 98
Avenue and SW Commercial Street would gain
2,000 to 3,000 vehicles per day (VPD) on local
streets. Eliminating through and left-turn
movements from the intersection results in the
diversion of trips to other routes, many of which
are also congested today or in the future.
Roadways affected include Scholls Ferry Road,
SW Locust Street, OR 217, SW 72" Avenue, SW
Pfaffle Street, SW Oak Street, SW Hunziker
Street, and SW Hall Boulevard. Any median alternative would significantly impact access to
downtown Tigard. Due to the impact to local streets and congested collectors/arterials, this
alternative was eliminated.

Alternative 2:

Diverting traffic from SW Greenburg Road to SW
Tigard Street via SW Tiedeman Avenue and
implementing a median at the OR 99W/SW
Greenburg Road intersection potentially improves
conditions along OR 99W. This alternative would
add approximately 6,000 to 7,000 vehicles per day
to the existing 5,000 vehicles per day traveling on
SW Tigard Street. Three lane improvements to
SW Tigard Street and SW Tiedeman Avenue
would need to be considered. Grant Street would
gain 2,000 to 3,000 VPD. Additionally, the
diverted traffic would be funneled into downtown
Tigard and would still end up using OR 99W
providing limited operational benefit. This
alternative was eliminated because its impacts
appeared greater than its benefits.
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Alternative 3:

Constructing a connector (backage road)
between SW Hall Boulevard and SW Greenburg
Road helps to relieve traffic on OR 99W and
provides an alternative route for median impacts.
The new connector reduces the impacts noted in
Alternative #1. However, this alternative
significantly increases traffic on SW Hall
Boulevard, which has little or no residual
capacity. The area of impact is confined to a
smaller area, but the right-of-way impacts to that
area are significant. A large amount of property
would need to be acquired to implement this
alternative and the benefit to OR 99W is limited.
The combination of right-of~way and network
impacts to SW Hall Boulevard from the median
led to the dismissal of this alternative.

Alternative 4:

The addition of travel lanes at OR 99W/SW
Greenburg Road intersection with the connector
between SW Hall Boulevard and SW Greenburg
Road potentially provides improvement to the
OR 99W corridor. These improvements require
a large acquisition of right-of-way to construct

| the added turn lanes and the connector. The turn
| lanes at OR 99W/SW Greenburg are effective in
improving traffic operation (as was found in the
TSP). After analyzing the value of the backage
road using the Metro Travel Demand Model, it
was determined that the connector does not
improve conditions along OR 99W
commensurate with the impacts (only about
2,000 VPD use the backage road). This

_ imﬁ,‘é&m alternative was analyzed in more depth without
a2 including the SW Hall Boulevard to SW
Greenburg Road cross connection.
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Two more extensive circulation changes were
tested.

Alternative 5:

This option included creating two enhanced
portals to downtown Tigard via improved SW
Tigard Street and SW Walnut Street extension.
The property impacts of acquiring the needed
right-of-way to construct a new SW North
Dakota Street connection to SW Tigard Street, a
SW Walnut Street extension, and widening SW
Tigard Street are significant. While the new
portals increase access to downtown they do not
eliminate the need for further improvements at
OR 99W/SW Greenburg Road. The SW Walnut
Street extension helps reduce some OR 99W
traffic but is a much longer term project as
defined in the TSP. SW Tigard Street widening
to three lanes would help but has operation issues
at the key junctions (SW Greenburg Road/SW

Tiedeman Avenue, SW Tiedeman Avenue/SW Tigard Street) and only attracts 2,000 to 3,000
VPD for the investment (and right-of-way impacts). The alternative was considered a longer
term improvement and dropped from further short term evaluation.

Alternative 6:

A median concept at OR 99W/SW Greenburg
Road combined with a new north/south route via
SW Nimbus Avenue/SW Tigard Street was
tested. The SW Nimbus Avenue extension is
outlined in the TSP and Metro’s Regiomal
Transportation Plan. IT would attract significant
traffic (+ 8,000 VPD) and replace SW Greenburg
Road access to downtown. IT would have the
greatest benefit to OR 99W (over + 7,000 VPD).
However, the impacts (wetlands, right-of~way
and added downtown Tigard traffic) render this
alternative at best a long term consideration. The
Downtown Tigard Traffic Study from 16 years
ago made similar finding about this concept.

This option was dropped from short term
consideration.
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Short term Improvements

All alternatives which improve OR 99W/SW Greenburg Road will have impacts (to properties,
wetlands or traffic to varying degrees). The alternative that appears to best balance improved
operational performance with downtown access and impacts, is one that specifically adds
capacity to OR 99W/SW Greenburg Road. Using the assumed improvements to OR 99W and
SW Hall Boulevard, and Alternative #4 as a starting point (Figures 4 and 5), much of the
operational deficiencies can be removed. Although operations at the OR 99W/SW Hall
Boulevard intersection are improved the benefit to the OR 99W corridor is not improved without
further improvement. The elimination of split phasing at the OR 99W/SW Hall Boulevard
results in more efficient use of the cycle length, but the split phasing at OR 99W/SW Greenburg
Road still creates a bottleneck along OR 99W. As a result, short-term improvements were
proposed for SW Greenburg Road to improve the performance along OR 99W.

o =g ) 406

K= ~ Existing
= -Propsed | HALL GREENBURG
BLVD RD
Figure 4: Short term Hall Imp. Figure 5: Short term Greenburg Imp.

The additional northbound and southbound turn lanes at each intersection eliminate the need for
split phasing, which increases the efficiency of these intersections. The added third eastbound
through lane is extended through the SW Greenburg Road intersection to increase capacity.
With the added geometry and elimination of split phasing, the coordination along the OR 99W
corridor is also improved. As a result, the delay experienced by vehicles on OR 99W is
decreased with the improvements made at both intersections. A comparison of the overall
arterial levelof-service is shown in Table 7 for short term conditions.

Table 7: Overall Existing Arterial LOS Conditions for OR 99W

Existing Geometry and Lanes EB 1 F
WB 10 F
EB 15 E
Add MSTIP SW Hall Boule\(ard Improvements WE 5 F
Add SW Hall Boulevard plus SW Greenburg Road EB 18 D
Improvements WB 17 E

- Note: N/A = Not Applicable

These additional lane improvements would impact properties adjacent to the OR 99W/SW

Greenburg Road intersection. Widening SW Greenburg Road would have right-of-way impacts
extending 400 feet away from OR 99W on both sides of the street. The added lane on OR 99W
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would likely require a wall to minimize right-of-way impact to the south. While detailed cost
estimates are needed, it is likely these added lanes (if done with the OR 99W/SW Hall Boulevard
project) would be at least two to three million dollars.

Long term Improvements

Given the substantial impact of adding capacity at OR 99W/SW Greenburg Road, the
performance of the short term was tested in the longer term (approximately 20 year horizon)
using the TSP forecasts. The short term improvements would not be adequate in the TSP future
scenario. It is likely they would only address five years of growth, although improvements
would be substantially better than existing geometry. The TSP acknowledged the greater
capacity needs in the future. Because of this a phasing plan should be developed that addresses
achievable short term improvements that are consistent with long term needs.

The long term needs were evaluated and three additional improvements were needed at OR
99W/SW Hall Boulevard and two more at OR 99W/SW Greenburg Road beyond the short term
improvements. At OR 99W/SW Hall Boulevard (Figure 6) the addition of a second southbound
left-turn lane, a westbound right-turn lane, and accommodation of the five lane (two added
through lanes) cross section on SW Hall Boulevard for at least 500 feet each side of OR 99W is
needed. At OR 99W/SW Greenburg Road (Figure 7) adding a second southbound left-turn lane
and extending the third OR 99W westbound through lane across SW Greenburg Road before
dropping it back to two lanes would be needed.
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Figure 6: Long term Hall Imp. Figure 7: Long term Greenburg Imp.

These improvements are significant and will take time to implement. While detailed cost
estimates are necessary, cost beyond five million dollars could be expected. The benefit is that
with these improvements, OR 99W would operate comparably to today, with 20 years of growth.
The intersection performance for the Future TSP PM peak scenario is summarized in Table 8.
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Table 8: Intersection Performance for Future TSP Mitigated PM Peak Hour Conditions

Study Intersection Delay

LOS

viC

OR 99W/OR 217 NB Ramps 13.6

OR 99W/OR 217 SB Ramps 26.0
OR 99W/SW Hall Blvd. 50.7
OR 99W/SW Greenburg Road/SW Main St. 24.3
OR 99W/SW Johnson St./SW Main St. 21.2

aO0O0Og aow

0.77
0.87
0.98
0.71
0.73

LOS = Level of Service

A/A = Major Street LOS/Minor Street LOS
Signalized Delay = Average Control Delay per Vehicle

V/C = Volume-to-Capacity Ratio

When analyzing traffic operations for long-term cases, the 1999 Oregon Highway Plan (OHP)
standards must be met. However, if any modifications are made to the geometry of an ODOT
facility, it is then subject to the requirements of the 2003 Highway Design Manual (HDM). The
volume-to-capacity (V/C) ratio standards in the HDM are generally lower than those in the OHP.
The OHP V/C ratio standard for the OR 99W corridor within the study area is 0.95'°. The only
intersection that the OHP standard applies to is OR 99W/SW Johnson Street, which meets the
standard. Each of the other intersections would need to be modified and therefore would need to
meet the HDM V/C ratio standard of 0.75'°. The only intersection that meets the HDM standard
is OR 99W/SW Greenburg Road. A design exception would be required for the OR 217 off-

ramps and the OR 99W/SW Hall Boulevard intersection.

1% 2003 Highway Design Manual, Chapter 10, Table 10-1, Oregon Department of Transportation.
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ISSUE BEFORE THE COUNCIL

The Planned Development Code Review Committee has made recommendations, for the Council's consideration, to
change the Planned Development section of the Development Code.

STAFF RECOMMENDATION

If the City Council determines that the proposed Planned Development revisions ate appropriate, staff should be
directed to prepare a draft ordinance for public hearings.

INFORMATION SUMMARY

The Council established the Planned Development Code Review Committee in Januaty 2004 to study the identified
problems of Planned Developments. The committee worked with staff to develop new code language including a
tevised purpose statement, application process, conceptual and detailed development plan requirements, overlay zone
requitements, and definitions. The attached memorandum (Attachment 1) outlines the proposed changes.

OTHER ALTERNATIVES CONSIDERED

Staff has suggested that the Planned Development Code alteady contains sufficient language to address the
problems with the Planned Development process.

COUNCIL GOALS AND TIGARD BEYOND TOMORROW VISION STATEMENT

Growth and Growth Management, Goal #1 - Growth will be managed to protect the character and livability of
established areas, protect the natural environment and provide open space throughout the community.

Two of the strategies to implement this goal are:

1) Review and modify development code sections to integrate open space ptesetvation and protection into design
standards. (Planned Actions include: revising code sections to ensure that residential development incorporates open
space; and developing and implementing design standards that preserve and protect open space, greenways, and natural
areas.)

2) Develop and implement design standards that presetve and protect open space, greenways, and natural areas.
(Planned Actions include: amending code to promote design that includes natural features and promotes connectivity to
open space, greenways, and natural area access; and implementing a public process for adequate development/ design
review.) :
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Attachment 1

MEMORANDUM

TIGARD
TO: City Council
FROM: Sean Farrelly, Associate Planner
RE: Planned Development Code Committee Recommendations
DATE: April 6, 2006

The Planned Development Code Review Committee was appointed by the City Council in January
2004 to review and recommend changes to the Planned Development Chapter of the Development
Code (18.350). The concept of Planned Developments is to grant flexibility to the underlying
subdivision code standards in order to achieve a desired public purpose. Concerns arose in the
community about the density, appearance, and lack of open space in some of the developments
approved under the provisions of the Planned Development chapter.

The Committee had its first meeting April 2004. After a several month delay due to staff shortages,
the Committee recently met to forward its proposals to the Planning Commuission and City Council.

"The Committee’s recommendation to the City Council is to substantially reorganize and rewrite the
Planned Development chapter (18.350). Staff worked with the Committee on developing new code
language. The proposed changes include:

1. New Purpose Statement

The purpose statement was completely rewritten to emphasize the link between applying
flexible standards and mitigating impacts with amenities such as preserving open space and
natural resources, the use of alternative building designs, and other public purposes.

2. Revised Approval Process

The revisions make a clearer distinction between the three sections of the approval process:
the Conceptual Development Plan, the Detailed Development Plan, and the Overlay Zone.
(Concurrent applications can be made for each of the three approval steps, but the Planning
Commission must take separate actions on each part.)

A. Conceptual Development Plan: New conceptual plans would require addressing these
new approval criteria:

e provision of open space

e protecting natural resource areas

e integration of development into the existing neighborhood



e promotion of walkability/ transit
e identification of the uses and arrangement of the site
e provision of other amenities

B. Detailed Development Plan: The approval of a Detailed Plan was made a distinct step in

the process. The section also would consolidate several sections of the chapter for required
analyses.

The Detailed Development Plan includes the following requirements:

Contextual analyses

Compliance with specific development standards of the base zone

Conformance to the Conceptual Plan.

Extensive Detailed Development approval criteria would have to be met, including a
mandatory shared open space requirement (20% of the gross site area).

po op

C. Overlay Zone: The approval process was re-ordered to make the Overlay Zone the final
step. It was simplified to include only an affirmation that the terms and conditions applied
to the Detailed Development Plan had been fully satisfied. The Planned Development
Overlay Zone would thereby no longer applied to unimplemented “development concepts.”

3. Changes in Definitions Chapter (18.120)
Open Space: Changes would make distinctions in the types of open space (minimal use,

passive use recreation, and active use recreation).

The full language of the code amendments can be found in Attachments 3 (Clean Copy) and 4
(Annotated Copy). .

The Planning Commissioners Toolbox

The Committee developed Planning Commissioners” Toolbox: a packet with requirements of the
process as well as illustrations and case studies of preferred developments around the County. The
Toolbox is intended to be used as a guide for developers and as a reference for the Planning
Commission during Planned Development hearings. The draft of the Planners Toolbox can be
reviewed in Attachment 5.

City Attorney Comments

The City Attorney did a preliminary review of the proposed code amendments and made several
comments. The most significant potential problems are the Overlay Zone (which would need to be
treated as a zone change, with notice to DLCD and comprehensive plan review), and the
inconsistencies in the procedure section. Please refer to Attachment 7 for the full text of the Gity
Attorney’s e-mail comments.



Attachment 2

MEMORANDUM
TO: PLANNING COMMISSION
FROM: PLANNED DEVELOPMENT COMMITTEE
Memo drafted by Gretchen Buehner, member
DATE: 3/9/06
RE: DRAFT PLANNED DEVELOPMENT CODE

This memorandum updates the Planning Commission since our joint meeting in May, 2005. The
Planned Development Committee continued to meet over the summer and fall working on draft
code changes to implement the ideas discussed with the Commission, incorporating Commission
suggestions. Staff shortages delayed completion for several months. Below is a summary of
how the recommendations included in our 5/12/05 memorandum were translated into draft code
and/or what further study is needed. The Committee would like to recognize the high quality
work done by Morgan prior to his departure from the City in September, 2005.

1. CREATE A TOOLBOX. You have been provided with an updated draft of the Toolbox,
primarily created by Morgan. Work will continue to streamline it for distribution to developers
at the-pre-application conference. Also see 18.350.050 E (c)(ii).

2. TRANSITION LOT SIZES. Done. A requirement regarding larger lots on the exterior of the
planned development is included in18.350.050 C (1).

3. CONSISTENCY WITH SURROUNDING NEIGHBORHOOD. Done. See 2 above re buffer
lots. Also see 18.350.050 B (d)(e).

4. BURDEN OF DEVELOPER TO SHOW WHY PD IS A “BETTER” SOLUTION. Done.
See 18.350.010 A (2); 18.350.040 A (1); Toolbox.

5. SEPARATE CONCEPT FROM DETAIL PLAN. Done. See 18.350.040 A (4). (mis-
numbered as 5 in draft code). Clariﬁcation will continue give attorney comments.

6. MANDATORY OPEN SPACE REQUIREMENT. Done See 18.350.050 E (3) (n) and (o).
Some minor tweaking still needs to occur. ' ’ : '

7. SUSTAINABLE DEVELOPMENT. Done. CWS provisions.
8. ENHANCE NEIGHBORHOOD MEETING PROCESS. More work needs to be done. More

structure needs to be provided to developers . One suggestion is that if the plan included in the
application differs substantially from that presented at the neighborhood meeting, developer be

.



required to send notice to all attendees at neighborhood meeting.
9. ADDITIONAL AMENITIES. Done. See Toolbox; 18.350.050.E (2) ¢) et.seq.

10. STANDARDS FOR WALKABLE NEIGHBORHOODS. See 18.350.050 (3) (j). More
review is needed.

11. DENSITY AS FUNCTION OF DESIGN EXCELLENCE. Done. See 18.350.050 E (2)( ¢).

12. RE ZONE TO REDUCE DENSITY AND DELETE UNBUILDABLE LAND SUCH AS
CWS FACILITIES FROM BUILDABLE LAND BEFORE DOING DENSITY
CALCULATION. Not done. Needs to be changed in Chapter 715. This seems to be a fairly
specific code standard that could be changed before completion of the comprehensive plan.

13. LIMIT DENSITY BONUSES. Done. See 18.350.050 E (2) ¢).
14. LIMIT DENSITY TRANSFERS. Not done. Can’t be done in planned development code,

but see side recommendation 7 ¢ from 5/05 memo. The committee is concerned that code
provisions not provide transfers for open space. -

15. APPLICATION SHOULD ADDRESS CRITERIA SET FORTH IN TOOLBOX. As stated
above, the Toolbox will be streamlined to make it more user friendly. See 18.350.050 E (2) ¢)
(ii).

SIDE RECOMMENDATIONS.

1. FUNDING MECHANISM FOR OPEN SPACE ACQUISITION. Work in progress.

2. ESTABLISH OPEN SPACE NETWORK MASTER PLAN. Work in progress by parks
board.

3. TREE CODE REVISIONS. Not done. Some suggestions on current City Council list of
changes to be looked in near future.

4. STREET AND UTILITY IMPROVEMENT GUIDELINE CHANGES. Not done.
5. WORK WITH CWS TO LOOK AT LIMITED BUFFER USES AND OTHERS. Not done.

6. INCLUDE SUMMARY OF PLANNING COMMISSION DELIBERATIONS IN REPORT
TO COUNCIL (APPEALS). Not done.

7. OPEN SPACE ISSUES.
A. Review of acceptance of small parcels. Council is reviewing.
B. Policy of private vs. public open space ownership. Not done.

Page 2 - Planned Development Committee 3/9/05 Memo to Planning Commission
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C. Zone for Open Space. Not done. There are questions regarding whether such a zone
would work and Measure 37 issues.

D. No density transfers for open space. See discussion in 14.

E. Open space types. Included in revised draft code. Committee recommends adding
this to subdivision code.

8. Reduce storm water runoff in PD’s. There has been discussion of permeable surfaces
on private streets. Much more work needs to be done.

The following are a couple of personal comments, not discussed with the Committee. We
received city attorney Gary Firestone’s memo at our last committee meeting, but did not review
it during the meeting.

In a'quick review of his memo, I agree with his comment about the “ PD overlay zone”. This is
a policy issue which should be addressed to make the code less open to litigation.

I also understand is his concern about the “concept” plan issue. In theory, the developer brings a
concept plan to the pre-app conference. A form of concept plan is presented at the neighborhood
meeting. The application includes the detailed development plan. Should the application include
the concept plan presented at the pre app conference? A copy of the plan presented at the
neighborhood meeting would need to be included in the application to implement the notice
recommendation of notice mentioned in 8 above. This issue needs more work.

Page 3 - Planned Development Committee 3/9/05 Memo to Planning Commission -
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~ Attachment 3

OPTION 2 - Reorgahize Chapter

Summary of Major Changes

Reorganization.

The chapter was reorganized to consolidate several sections, and create a logical progression of the
other sections. The committee expressed concern that in PD applications, there was not enough of a
distinction between the concept and detailed plan. Upon closer examination of the existing code text,
staff found that the code itself did not clearly distinguish the two parts of the process. Elements of
approval criteria were dispersed throughout the chapter, and applying the code to projects required a
bit of gymnastic talent. The code has been reorganized in a more progressive fashion, setting forth -
the overall purpose, an outline of the process, miscellaneous procedural requirements, followed by
distinct sections for the three elements of the PD process: the overlay zone, the concept plan, and
the detailed plan.

Revised Purpose Statement. '

The committee spent considerable time drafting an updated purpose statement to reflect current -
trends in development and community desires. A greater balance between development
opportunities and contributions to the community assets was sought. Environmental considerations
were made more central to the purpose of the PD code.

Mandatory Open Space Requirement.

In addition to requiring a certain percentage of open space, the committee made deliberate
distinctions in the types of open space (minimal use, passive use recreation, and active use
recreation). Changes to the definition chapter were added.

Substantial Changes in the Approval Criteria for Detailed Development Plans.
This section was reworked to create consistency between the purpose statement and the review
criteria, as well as incorporate the recommendations of the committee.

Revised Ordering of the Approval Process

The application of the Planned Development Overlay Zone was physically moved to the end
of the process and simplified to include only an affirmation that the terms and conditions
applied to the detail development plan had been fully satisfied. The Planned Development

Overlay Zone is thereby no longer applied to unimplemented “development concepts”.

Chapter 18.120
DEFINITIONS

104. Open Space Facility related definitions. Open Space Facilities may be privately or publicly owned:

a. Minimal Use Facilities. Areas reserved for low-impact recreation, limited to soft surface trails which are
minimally maintained. No other improvements (apart from underground utilities) are allowed.

b. Passive Use Facilities. Areas reserved for medium-impact recreation and education uses related to the
functions and values of a natural area that require limited and low impact site improvement, including soft
surface trails, raised walkways, pedestrian bridges, seating areas, viewing blinds, observation decks
informational signage, drinking fountains, picnic tables, interpretive centers, and other similar facilities.
Accommodations for ADA access shall be provided where site considerations permit.

¢. Active Use Facilities. Areas reserved for high-impact recreation that require a greater degree of site
development and/or ground disturbance; such as sports fields, playground equipment, group picnic
shelters, swimming pools, hard and soft surface pathways, restrooms, and similar facilities.

Page 1 of 13 ‘ June 29, 2005



Chapter 18.350
PLANNED DEVELOPMENTS

Sections:

18.350.010 Purpose

18.350.020 Process

18.350.030 Administrative Provisions

18.350.040 Conceptual Development Plan Requirements
18.350.050 Detailed Development Plan Requirements
18.350.060 Overlay Zone Requirements

18.350.010 Purpose
. Purpose. The pﬁrposes of the planned development overlay zone are:

To provide a means for property developnient which results in development that is consistent with Tigard's
Comprehensive Plan through the application of flexible standards which consider and mitigate for the potential
impacts to the city; and

To provide such added benefits as increased natural areas or open space, alternative building designs, walkable
communities, preservation of significant natural resources, aesthetic appeal, and other types of assets that
contribute to the larger community in lieu of strict adherence to many of the rules of the Tigard Community
Development Code; and

To achieve unique neighborhoods (by varying the housing styles through architectural accents, use of open
space, innovative transportation facilities) which will retain their character and city benefits, while respecting
the characteristics of existing neighborhoods through appropriate buffering and lot size transitioning; and

To preserve to the greatest extent possible the existing landscape features and amenities (trees, water resources,
ravines, etc.) through the use of a planning procedure (site design and analysis, presentation of alternatives,

congceptual review, then detailed review) that can relate the type and design of a development to a particular
site; and

To consider an amount of development on a site which will provide a benefit to the owner and developer

consistent with the degree of positive or negative impact to neighbors and to the public resources and facilities
of Tigard; and

To provide a means to better relate the built environment to the natural environment through sustainable and
innovative building and public facility construction methods and materials.

18.350.020 Process

. Applicable in all zones. The planned development designation is an overlay zone applicable to all zones. An
applicant may elect to develop the project as a planned development, in compliance with the requirements of
this chapter, or in the case of a commercial or industrial project an approval authority may apply the provisions
of this chapter as a condition of approving any application for the development.

. Elements of approval process. There are three elements to the planned development approval process, as
follows:

The approval of the planned development concept plan; and
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The approval of the detailed development plan or preliminary subdivision plat.
The approval of the planned development overlay zone;

Decision-making process.

The concept plan shall be processed by means of a Type III-PC procedure, as governed by Section 18.390.050,
using approval criteria contained in Section 18.350.050.]

The detailed development plan shall be reviewed by means of a Type II procedure, as governed by 18.390.040,
to ensure that it is substantially in compliance with the approved concept development plan.

A planned development overlay zone shall be processed by means of a Type III-PC procedure, as govemed by
Section 18.390.050, using approval criteria contained in Section 18.350.050.

In the case of an existing planned development overlay zone for any other type of application, the application
shall be reviewed under the provisions required in the chapters which apply to the particular land use
application.

Concurrent conceptual plan, detailed development plan, and overlay zone applications.

‘On residential or mixed use prq;ects over 5 acres, the detailed plan shall and the overlay zone shall be filed

separately, unless the director waives this requirement. For commercial or industrial development, the detailed
plan and the overlay zone shall be filed separately. If the application involves subdivision of land, the applicant
may also apply for preliminary plat approval and the applications shall be heard concurrently. All applicants
are advised that the purpose of separating these applications is to provide them clear direction in developing
the detailed plans. Rejection of the concept plan will result in a corresponding rejection of the detail plan and
overlay zone.

In the case of concurrent applications for concept plan, detailed plan, and overlay zone, including subdivision
applications, the applicant shall clearly distinguish the concept from the detailed plan. The Planning
Commission shall take separate actions on each element of the Planned Development application (i.e. the
concept approval must precede the detailed development approval which shall precede approval of the overlay

zone); however each required action may be made at the same hearing.

18.350.030 Administrative Provisions

Action on the concept developmentbplan shall be taken by the Planning Commission by means of a Type III-
PC procedure, as governed by Section 18.390.050, using approval criteria in 18.350.050.

Time limit on filing of detailed development plan. If the concept and detailed plan or preliminary plat were not
heard concurrently, within 1-1/2 years after the date of Commission approval of the conceptual development

plan, the owner shall prepare and file with the Director a detailed development plan. Action on the detailed

| “development plan shall be taken by the Planning Commission by means of a Type III-PC procedure, as

governed by Section 18.390.050, using approval criteria in 18.350.060.

Zoning map designation. The approval of the plannéd development overlay zone shall expire: whenever the
detail plan approval lapses or expires. The zoning map shall be amended to indicate the approved planned
development designation for the subject development site only after the detail development plan has been
implemented. Final action on the zoning map amendment shall be taken by the City Council by means of a
Type IV procedure as governed by Section 18.390.060 and approval of the detailed development plan by the
Planning Commission shall serve as their recommendation to the Council.

Extension. The Director shall, upon written request by the applicant and payment of the required fee, grant an

extension of the approval period not to exceed one year provided that:

No changes have been made on the original concept development plan as approved by the Planning
Commission;
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The applicant can show intent of applying for the detail development plan or preliminary plat review within
the one year extension period; and

There have been no changes to the applicable Comprehensive Plan policies and ordinance provisions on which
the approval was based.

E. Phased development.
The Commission may approve a time schedule for developing a site in phases, but in no case shall the total

time period for all phases be greater than seven years without reapplying for conceptual development plan
review.

The criteria for approving a phased detail development plan proposal are that:

“The public facilities shall be constructed in conjunction with or prior to each phase; and

The development and occupancy of any phase shall not be dependent on the use of temporary public facilities.
A temporary public facility is any facility not constructed to the applicable City or district standard.

Substantial modifications to the conceptual plan. If a detailed development plan or preliminary plat does not

' substantially QOnfOrm to the conceptual plan, a new conceptual development plan shall be required.

Noncompliance. Noncomphance with an approved detailed development plan shall be a violation of this
chapter.

Issuance of occupancy permits. The development shall be completed in accordance with the approved detailed
development plan including landscaping and recreation areas before any occupancy permits are issued. .
However, when the Director determines that immediate execution of any feature of an approved detailed

" development plan is impractical due to climatic conditions, unavailability of materials, or other temporary

condition, the Director shall, as a precondition of the issuance of a required permit, require the posting of a
performance bond or other surety to secure execution of the feature at a time certain not to exceed one year.

18.350.040 Conceptual Development Plan Requirements

General submission requirements. The applicant shall submit an application containing all of the general
information required for a Type III-PC procedure, as governed by Section 18.390.050 [and the additional
information required by 18.350.040.B. In addition, the applicant shall submit the following:

A statement of planning objectives to be achieved by the planned development through the particular approach
proposed by the applicant. This statement should include a description of the character of the proposed
development and theé rationale behind the assumptions and choices made by the applicant. The statement
should be explicit in defining the architectural style, and what sorts of innovative site planning principles are
utilized including any innovations in building techniques that will be employed. Furthermore, the statement
should explain how the proposal relates to the purposes of the Planned Development Chapter as expressed in
18.350.010.

A general development schedule indicating the approximate dates when construction of the planned
development and its various phases are expected to be initiated and completed.

A statement of the applicant's intentions with regard to the future selling or leasing of all or portions of the
planned development. In the case where a residential subdivision is proposed, the statement shall include the
applicant’s intentions whether the applicant will build the homes, or sell the lots to other builders.

A narrative statement presenting information, a detailed description of which is available from the Director.

Additional information. In addition to the general information described in Subsection A above, the conceptual

- development plan, data, and narrative shall include the following information, the detailed content of which

can be obtained from the Director: -
Existing site conditions;

A site concept including the types of proposed land uses and housing types, and their general arrangement on
the site;
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A grading concept;

A landscape concept indicating a percentage range for the amount of proposed open space and landscaping,
and general location and types of proposed open space(s);

Parking concept

A sign concept;

A copy of all existing and/or proposed restrictions or covenants;

A streets and utility concept; and

A Structure Setback and Development Standards concept, including the proposed residential density target if
applicable.

Allowable Uses

. In residential zones. In all residential zones, an applicant with a planned development approval may develop

the site to contain a mixture of uses subject to the density provisions of the underlying zone and the density
bonus provisions of 18.350.100 B2. The followmg uses are allowed with planned development approval: -

All uses allowed outright in the underlying zoning district;

Single-family detached and attached residential units;

Duplex residential units;

Multi-family residential units;

Manufactured homes; A

Accessory services and commercial uses directly serving the planned development only and which are
customary or associated with, but clearly incidental to the uses permitted in the zone, such as personal services,
preschool or daycare, and retail uses less than 5,000 s.f. in sum total;

Community building;

‘Indoor recreatxon facility; athletic club, fitness center, racquetball court, swimming pool, tennis court or similar

use;

Outdoor recreation facility, golf course, golf driving range, swimming pool, tennis court, or similar use; and
Recreational vehicle storage area.]

In commercial zones. In all commercial zones, an applicant with a planned development approval may develop
the site to contain all of the uses permitted outright in the underlying zone and, in addition, a maximum of 25%
of the total gross floor area may be used for multi-family dwellings in those commercial zones that do not list
multi-family dwellings as an outright use.

In industrial zones. In all industrial zones, a planned development shall contain only those uses allowed
outright in the underlying zoning district.

Approval Criteria. The Commission shall make findings that the following criteria are satisfied when
approving or approving with conditions, the conceptual plan. The Commission shall make findings that the
criteria are not satisfied when denying an application.

The concept plan includes specific designations for areas of open space, their intended level of use, and how
they relate to other proposed uses on the site

The concept plan identifies areas of significant natural resources and identifies methods for their maxxmlzed
protection, preservation, and/or management

The concept plan identifies how the future development will integrate into the existing neighborhood, either
through compatible street layout, architectural style, housing type, or by providing a transition between the
existing neighborhood and the project with compatible development or open space buffers.

The concept plan identifies methods for promoting walkability or transit ridership, such methods may include
separated parking bays, off street walking paths, shorter pedestrian routes than vehicular routes, linkages to or
other provisions for bus stops, etc.
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The concept plan identifies the proposed uses, and their general arrangement on site. In the case of projects
that include a residential component, housing type, unit density, or generalized lot sizes shall be shown in
relation to their proposed location on site.

The concept plan identifies other amenities or innovations that would dlStlnnglSh the project from other
standard developments

~ 18.350.050 Detailed Development Plan Requirements

A.

General submission requirements. The applicant shall submit an application containing all of the general
information required for a Type HI-PC procedure, as governed by Section 18.390.050, the additional

information required by 18.350.040.B and the information contained in 18.350.050A.

Additional Information. In addition to the general information described in Subsection A above, the detailed

development plan, data, and narrative shall include the followmg information, the detailed content of which
can be obtained from the Director: »

Contour intervals of 2 to 5 ft, depending on slope gradients, and spot elevations at breaks in grade, along
drainage channels or swales, and at selected points, as needed

A specific development schedule indicating the approximate dates of construction activity, including

demolition, tree protection installation, ground breaking, grading, public improvements, and building
construction for each phase.

Contextual Analysns

Building typology and hierarchy: An analysis of the particular building type (residential, commercial, public)
relative to the hierarchy of the various building types in the city is useful in deciding the general design
approach of a new building. For example, public buildings may be dominant in placement and design, while
residential buildings are subordinate, it is important to maintain any existing hierarchy that reinforces visual
order in the city. Any predominant architectural solutions and details characteristic of a building type
incorporated in the new building's design can help maintain a recognizable building type.

Regional character: An analysis of the city's regional architectural characteristics is appropriate in developing a.
design solution that responds to unique regional characteristics. Regional characteristics may be revealed
through unique ‘architectural types, through vernacular building resulting from local climatic and cultural
characteristics, and from historically significant architecture. Historic structures should be saved by modifying
them for the proposed new use or by incorporating parts of the existing structure {s) into the proposed design.
City form: The delineation of city form created by road layout, location of major open spaces, and architecture- -
created forms should be analyzed. Elements that delineate city form should be reinforced by architectural
development solutions for a particular place within the city. For example, a building proposed for a comer site
should be designed to reinforce the comer through building form, entrance, and design details. A building
proposed for midblock may be a visually unifying element prov1dmg connection and continuity with adjacent
buildings. Sites at the ends of important.vistas or adjacent to major city squares probably should be reserved
for important public buildings.

Building scale and fenestration: It is important to analyze building scale and fenestration of nearby structures.
Reflecting, although not necessarily reproducing, such detailing in the proposed building can provide visual
unity and continuity in the architectural character of the city. One example is the use and placement of cornice .
lines to define the building’s lower floors in relation to adjacent buildings. Comlce lmes also can define the
building's relationship to pedestrians in terms of scale and use.

Building transition: Sometimes it may be appropriate to use arcades and porches to provide transition between
the building’s private interior and the public sidewalk. Including them may be especially worthy if adjacent
buildings have these elements

Views: Important city views of plazas, squares, monuments, and natural features such as waterfronts and parks
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should be considered. It is important to design the propesed structure to enhance and preserve such views for

the public and for inhabitants of nearby buildings, as well as incorporating them as views from the proposed
building.

Moderate to High Density Development Analysis. If proposing development in an area with an “urban
context”, the following additional information may be required:

Air movement: Prevailing breezes characteristic of a region may be greatly modified by urban high-rise
structures. Predominant air movement patterns in a city may be along roadways and between bulldmgs The
placement, shape, and height of existing buildings can create air turbulence caused by micro air movement
patterns. These patterns may influence the location of bulldmg elements such as outdoor areas and balconies.
Also a building’s design and placement can mitigate or increase local wind turbulence.

Sun and shadow patterns: The sun and shadow patterns of existing structures should be studied to determine
how they would affect the proposed building. This is particularly important for outdoor terraces and balconies
where sunlight may be desirable. Sun and shadow pat- terns also should be considered as sources of internal
heat gain or loss. Building orientation, window sizes and shading devices can modify internal heat gain or loss.
Studies should include daily and seasonal patterns and the shadows the proposed building would cast on
existing buildings and open spaces.

Reflections: Reflections from adjacent structures such as glass-clad buildings may be a problem. The

“development should be designed to compensate for such glare or if possible, oriented away from it.

Comphanee with specific development standards. The Detailed Development Plan shall conform to the

‘provisions of the base zone as follows:

Lot dimensional standards: The minimum lot depth and lot width standards shall not apply. There shall be no

minimum lot size except that lots on the perimeter of the project shall not be less than 80% of the minimum
size required in the base zone.

Site coverage: The maximum site coverage is 80%, except in the IP zone where the maximum site coverage
shall be 75%;

Building height: Any increase in the building height above the maximum in the base zone will require that the

- structure be setback from the perimeter of the site a distance of at least 1-1/2 times the height of the building,

il.

ii.

Structure setback provisions:

Setbacks for structures on the perimeter of the project shall be the same as that required by the base zone
unless otherwise provnded by Chapter 18.360;

The setback provisions for all setbacks on the interior of the project shall not apply except that

All structures shall meet the Uniform Building and Fire Code requirements;

A minimum front yard setback of 20 feet is required for any garage structure which opens facing a street. This
setback may be reduced for rear or side loaded garages, if specified on the detailed plan and proper clearances
for ba‘cking movements are accounted for.

A minimum front yard setback of eight feet is required for any garage opening for an attached single-family
dwelling facing a private street as long as the required off-street parking spaces are provided. This setback may
be reduced for rear or side loaded garages, if specified on the detailed plan and proper clearances for backing

" movements are accounted for.

If seeking to modify the base zone setbacks, the applicant shall specify the proposed setbacks, either on a lot
by lot, or project wide basis. The applicant may propose, or the commission may require, actual structure
footprints to be shown and adhered to.
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Other provisions of the base zone. All other provisions of the base zone shall apply except as modified by this
chapter.

. Conformance with the Conceptual Plan required. The Planning Commission shall approve the detailed
- development plan upon finding that the plan conforms with the conceptual development plan approved, or
approved with conditions by the Commission. A change from the conceptual plan may be acceptable unless:
The change increases the residential densities, increases the lot coverage by buildings or reduces the amount of
parking;
The change reduces the amount of open space and landscaping;
The change involves a change in use;
The change commits land to development which is environmentally sensitive or subject to a potential hazard;
and

The change involves a major shift in the locatxon of buildings, proposed streets, parking lots, landscaping or
other site improvements.

. Detailed Development Plan Approval Criteria. If the detailed plan is found to be in conformance with the
conceptual plan, the following specific review criteria must additionally be satisfied. The Commission shall
make findings that the following criteria are satisfied when approving or approving with conditions, the
detailed plan. The Commission shall make findings that the criteria are not satisfied when denying an
application.

All the provisions of the land division provisions, Chapters 18.420 Partitions and 18.430 Subdivisions, shall be
met;

Except as noted, the provisions of the following chapters shall be utilized as guidelines. A planned
development need not meet these requirements where a development plan provides alternative designs and
methods, if acceptable to the Commission, that promote the purpose of this chapter. In each case, the applicant
must provide findings to justify the modification of the standards in the chapters listed below. The applicant
shall respond to all the applicable criteria of each chapter as part of these findings and clearly identify where
their proposal is seeking a modification to the strict application of the standards. For those chapters not
specifically exempted, the applicant bears the burden of fully complying with those standards, unless a
variance or adjustment has been requested.

. Chapter 18.360, Site Development Review. The provisions of Chapter 18.360, Site Development Review, are
not applicable to Planned Development Reviews. The detailed development plan review is intended to address
the same type of issues as the Site Development Review.

Chapter 18.705, Access, Egress and Circulation. The Commission may grant an exception to the access
standards, upon a demonstration by a professional engineer that the resulting access will not be detrimental to
the public safety considering emergency vehicle needs, and provisions are provided for all modes of
transportation using the site (vehicles, bicycles, pedestrians, and transit).

Chapter 18.715, Density Computation and Limitations. Unless authorized below, density shall be governed by
the density established in the underlying zoning district, using the minimum lot size established for that
district. Where a project site encompasses more than one underlying zoning district, density shall be

aggregated for each district, and may be allocated anywhere within the project site, as deemed appropriate by
the commission.

The Commission may further authorize a density bonus not to exceed 10% as an incentive to increase or
enhance open space, architectural character and/or site variation incorporated into the development. These
factors must make a substantial contribution to objectives of the planned development. The degree of
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il.

ii.

iii.

iv.

i.

iii.

11.

iii.

distinctiveness and the desirability of variation achieved shall govern the amount of density increase which the
Commission may approve according to the following:

A 1% bonus for each 5% of the gross site area set aside in open space, up to a maximum of 5%, is allowed for
the provision of active use recreational open space, exclusive of areas contained in floodplain, steep slopes,
drainageways, or wetlands that would otherwise be precluded from development;

A 1% bonus for each 1% of total project cost invested in development of pedestrian amenities: streetscape
development, recreation areas, plazas, or other items from the “Planning Commission’s Toolbox,” up to a
maximum of 5%.

Chapter 18.745, Landscaping and Screening. The Commission may ‘grant an exception to the landscape
requirements of this title upon a finding that the overall landscape plan was prepared by a licensed landscape

architect, provides for 20% of the gross site area to be professionally landscaped, and meets the intent of the
specific standard being modified. '

Chapter 18.765, Off-street Parking and Loading Requirements. The Commission may grant an exception to the
off-street parking dimensional and minimum number of space requirements in the applicable zone based on
findings that: :

The minor exception is not greater than 10 percent of the required parking; and

The application is for a use designed for a specific purpose which is intended to be permanent in nature, e.g., a
nursing home, and which has a low demand for off-street parking; or _

There is an opportunity for sharing parking and there is written evidence that the property owners are willing
to enter into a legal agreement; or

Public transportation is available to the site, and reducing the standards will not adversely affect adjoining
uses; or

There is a community interest in the preservation of particular natural features of the site which make it in the
public interest to grant an exception to parking standards.

Chapter 18.780, Signs. The Commission may grant an exception to the sign dimensional requirements in the
applicable zone based on findings that: _

The minor exception is not greater than 10 percent of the required applicable dimensional standard for signs;
The exception is necessary for adequate identification of the use on the property; and

The sign will be compatible with the overall site plan, the structural improvements and with the structures and
uses on adjoining properties.

Chapter 18.795, Visual Clearance Areas. The Commission may grant an exception to the visual clearance
requirements, when adequate sight distance is or can be met;

Chapter 18.810, Street and Utility Improvements, Sections 18.810.040, Blocks; and 18.810.060, Lots. In
addition, deviations from street standards shall be made on a limited basis, and nothing in this section shall
obligate the City Engineer to grant an exception. The Commission retains the ability to not allow an exception
but may not grant an exception to street standards not sanctioned by the City Engineer, other than through the
procedures in 18.370, Variances and Adjustments. The City Engineer may determine that certain exceptions to
the street and utility standards are permissible when it can be shown that:

public safety will not be compromised _

in the case of public streets, maintenance costs will not be greater than with a conforming design.

the design will improve stormwater conveyance either by reducing the rate or amount of runoff from present
standards or increasing the amount of pollutant treatment.

In addition, the following criteria shall be met:
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a. Relationship to the natural and physical environment:

i. The streets, buildings and other site elements shall be designed and located to preserve the existing trees,
topography and natural drainage to the greatest degree possible. The commission may require the applicant to
demonstrate why a particular alternate site plan that may result in greater preservation of trees, topography and
natural drainage would either not be feasible or would result in a greater loss of those resources;

ii. Structures located on the site shall not be in areas subject to ground slumping and sliding as demonstrated by
the inclusion of a specific geotechnical evaluation; ’ '

iii. Using the basic site analysis information from the conceptual plan submittal,]the structures shall be oriented
with consideration for the sun and wind directions, where possible; and

b. Buffering, screening and compatibility between adjoining uses:

i Buffering shall be provided between different types of land uses, e.g., between single-family and multi-family
residential, and residential and commercial uses;

ii In addition to the requirements of the buffer matrix (Table 18.745.1), the requirements of the buffer may be
‘reduced if a landscape plan prepared by a registered Landscape Architect is submitted that attains the same-
level of buffering and screening with alternate materials or methods. The following factors shall be considered
in determining the adequacy and extent of the buffer required under Chapter 18.745.;

(a) The purpose of the buffer, for example to decrease noise levels, absorb air pollution, filter dust, or to provide a
visual barrier;

(b) The size of the buffer needs in terms of width and height to achieve the purpose;

(c) The direction(s) from which buffering is needed;

(d) The required density of the buffering; and

(e) Whether the viewer is stationary or mobile.

iii. On-site screening from view from adjoining properties of such activities as service areas, storage areas,
parking lots and mechanical devices on roof tops shall be provided and the following factors shall be
considered in determining the adequacy of the type and extent of the screening:

(a) What needs to be screened;

(b) The direction from which it is needed; and

(c) Whether the screening needs to be year- round.

c. Privacy and noise: Non-residential structures which abut existing residential dwellings shall be located on the

site or be designed in a manner, to the maximum degree possible, to protect the private areas on the adjoining
properties from view and noise;

d. Exterior elevations — residential use: Along the vertical face of single-family attached and multiple-family
structures, offsets shall occur at a minimum of every 30 feet by providing any two of the following:

i. Recesses, e.g., decks, patios, entrances, floor area, of a minimum depth of eight feet;

ii. Extensions, e.g., decks, patios, entrances, floor area, of a minimum depth of eight feet, a maximum length of
an overhang shall be 25 feet; and

iii. Offsets or breaks in roof elevations of three or more feet in height.

e. Private outdoor area — residential use:

i. Exclusive of any other required open space facility, each ground-level residential dwelling unit shall have an
outdoor private area (patio, terrace, or porch) of not less than 48 square feet with a minimum width dimension
of four feet;

ii. Wherever possible, private outdoor open spaces should be oriented toward the sun; and

ili. Private outdoor spaces shall be screened or designed to provide privacy for the use of the space.
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f.  Shared outdoor recreation and open space facility areas — residential use: _ ,

i. Exclusive of any other required open space facilities, each residential dwelling development shall incorporate
shared usable outdoor recreation areas within the development plan as follows:

(2) Studio units up to and including two bedroom units, 200 square feet per unit;

(b) Three or more bedroom units, 300 square feet per unit.

ii. Shared outdoor recreation space shall be readily observable from adjacent units for reasons of crime prevention
and safety; :

iii. The required recreation space may be provided as follows:
(a) Additional outdoor passive use open space facilities;

(b) Additional outdoor active use open space facitilies;

(c) Indoor recreation center; or S

(d) A combination of the above.

g- Demarcation of public, semi-public and private spaces for crime prevention:

i. The structures and site improvements shall be designed so that public areas such as streets or public gathering
places, semi-public areas and private outdoor areas are clearly defined to establish persons having a right to be
in the space, to provide for crime prevention and to establish maintenance responsibility; and '

ii. These areas may be defined by, but not limited to:

(a) A deck, patio, low wall, hedge, or draping vine;

(b) A trellis or arbor;

(¢) A change in elevation or grade;

(d) A change in the texture of the path material;

(e) Sign; or :

(f) Landscaping,

h. Access and circulation: -

i. The number of required access points for a development shall be provided in Chapter 18.705;

ii. All circulation patterns within a development must be designed to accommodate emergency and service
vehicles; and _ . .

ili. Provisions shall be made for pedestrian and bicycle ways abutting and through a site if such facilities are
shown on an adopted plan or terminate at the boundaries of the project site.

i. Landscaping and open space: _

i. Residential Development: In addition to the [buffering and screening requirements of paragraph b of this
subsection, and any minimal use open space facilities, a minimum of 20 percent of the site shall be landscaped.
This may be accomplished in improved open space tracts, or with landscaping on individual lots provided the
developer includes a landscape plan and surety for such landscape installation;

j. Public transit: :

i.  Provisions for public transit may be required where the site abuts or is within a % mile of a public transit route.
The required facilities shall be based on:

(a) The location of other transit facilities in the area; and

(b) The size and type of the proposed development.

ii. The required facilities [may include but are not necessarily limited to such facilities as:
(a) A waiting shelter;
(b) A turn-out area for loading and unloading; and
7 {(c) Hard surface paths connecting the development to the waiting area.
k. Parking:
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ii.

ii.

iii.

iv.

S

All parking and loading areas shall be generally laid out in accordance with the requirements set forth in
Chapter 18.765;

Up to 50% of required off-street parking spaces for single-family attached dwellings may be provided on one
or more common parking lots within the planned development as long as each single-family lot contains one
off-street parking space.

Drainage: All drainage provisions shall be generally laid out in accordance with the requirements set forth in
Chapter 18.810. An applicant may propose an alternate means for stormwater conveyance on the basis that a
reduction of stormwater runoff or an increase in the level of treatment will result from the use of such means as
green streets, porous concrete, or €co roofs.

Floodplain dedication: Where landfill and/or development is allowed within or adjacent to the 100-year
floodplain, the City-shall require consideration of the dedication of sufficient open land area for a greenway
adjoining and within the floodplain. This area shall include portions of a suitable elevation for the construction
of a pedestrian/bicycle pathway with the floodplain in accordance with the adopted pedestrian bicycle pathway
plan. ’

Shared Open Space Facilities. :

Exclusive of any other required open space facilities or buffer areas, the detailed development plan shall
designate a minimum of 20% of the gross site area as an open space facility. The open space facility may be
comprised of any combination of the following:

Minimal Use Facilities. Up to 75% of the open space requirement may be satisfied by reserving areas for
minimal use. Typically these areas are designated around sensitive lands (steep slopes, wetlands, streams, or
100 year floodplain).

Passive Use Facilities. Up to 100% of the open space requirement may be satisfied by providing a detailed
development plan for improvements (including landscaping, irrigation, pathway and other structural
improvements) for passive recreational use.

Active Use Facilities. Up to 100% of the open space requirement may be satlsﬁed by providing a detailed
development plan for improvements (including landscaping, irrigation, pathway and other structural
improvements) for active recreational use.

The open space area shall be shown on the final plan and recorded with the Director.

Open Space Conveyance. Where a proposed park, playground or other public use shown in a development
plan adopted by the City is located in whole or in part in a subdivision, the Commission may require the

“dedication or reservation of such area within the subdivision, provided that the reservation or dedication is

roughly proportional to the impact of the subdivision on the park system.

Where considered desirable by the Commission in accordance with adopted comprehensive plan policies, and
where a development plan of the City does not indicate proposed public use areas, the Commission may
require the dedication or reservation of areas within the subdivision or sites of a character, extent and location
suitable for the development of parks or other public use, provided that the reservation or dedication is roughly
proportional to the impact of the subdivision on the park system. The open space shall be conveyed in
accordance with one of the following methods:

Public Ownership. Open space proposed for dedication to the City must be acceptable to it with regard to the
size, shape, location, improvement and budgetary and maintenance limitations. A determination of City
acceptance shall be made in writing by the Parks & Facilities Division Manager prior to final approval.
Dedications of open space may be eligible for Systems Development Charge credits. If deemed to be not
acceptable, the open space shall be in private ownership as described below;
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ii. Private Ownership. By conveying title (including beneficial ownership) to a corporation, home association or
other legal entity, with the City retaining the development rights to the property. The terms of such instrument
of conveyance must include provisions suitable to the City Attorney for guaranteeing the following:

(1) The continued use of such land for the intended purposes;

(2) Continuity of property maintenance;

(3) When appropriate, the availability of funds required for such maintenance;

(4) Adequate insurance protection; and

(5) Recovery for loss sustained by casualty and condemnation or otherwise.

18.350.060 Planned Development Overlay Zone Requirements

A. General submission requirements. The applicant shall submit an application consisting of the approved detail
development plan and the general information required for a Type III procedure as governed by Section
18.390.050.

B. Approval Criteria. The Planning Commission shall review a proposed Planned Development Overlay Zone for
general and specific conformity to the approved detail development plan. The application and request for the
Planned Development Overlay Zone may be processed concurrently with the detail plan approval.
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Attachment 4

OPTION 2 — Reorganize Chapter

Summary of Major Changes

Reorganization.

The chapter was reorganized to consolidate several sections, and create a logical
progression of the other sections. The committee expressed concern that in PD _
applications, there was not enough of a distinction between the concept and detailed -
plan. Upon closer examination of the existing code text, staff found that the code itself
did not clearly distinguish the three parts of the process. Elements of approval criteria
were dispersed throughout the chapter. The code has been reorganized, setting forth the
overall purpose, an outline of the process, miscellaneous procedural requirements,
followed by distinct sections for the three elements of the PD process: the overlay zone,
the concept plan, and the detailed plan. ‘

Revised Purpose Statement. _

The committee spent considerable time drafting an updated purpose statement to reflect
current trends in development and community desires. A greater balance between
development opportunities and contributions to the community assets was sought.
Environmental considerations were made more central to the purpose of the PD code.

Mandatory Open Space Requirement.

In addition to requiring a certain percentage of open space, the committee made
deliberate distinctions in the types of open space (minimal use, passive use recreation,
and active use recreation). Changes to the definition chapter were added.

Submittal Requirements '
Significant additions were made to submittal requarements as well as approval criteria for
overlay zones were created.

Substantial Changes in the Approval Criteria for Detailed Development Plans. -
This section was reworked to create consistency between the purpose statement and
the review criteria, as well as incorporate the recommendations of the committee.

Explanation of Formatting
These text amendments employ the following formattmg

Strikethrough — For text to be deleted

[Bold and Italic] - For text to be added
_Boxeﬂ - For staff notes and comments related to specific amendments.

These are not part of the proposed codified text.

Chapter 18.120
DEFINITIONS

[55. “Density bonus” — Additional dwelling units that can be earned as an incentive for
providing undeveloped open space, landscaping, architectural character, or tree canopy as
defined further in this code.]
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[87. “Landscaping” — Areas primarily devoted to plantings, trees, shrubs, lawn and other
organic ground cover together with other natural or artificial supplements such as water
courses, ponds, fountains, decorative lighting, benches, bridges, rock or stone arrangements,
pathways, sculptures, trellises and screens.]

[104. Open Space Facility related definitions. Open Space Facilities may be privately or
publicly owned: '

a.. Minimal Use Facilities. Areas reserved for low-impact recreation, limited to soft
surface trails which are minimally maintained. No other improvements (apart from
underground utilities) afe allowed.

b. Passive Use Facilities. Areas reserved for medium-impact recreation and education
uses related to the functions and values of a natural area that require limited and low
impact site improvement, including soft surface trails, raised walkways, pedestrian

- bridges, seating areas, viewing blinds, observation decks informational signage,
drinking fountains, picnic tables, interpretive centers, and other similar facilities.
Accommodations for ADA access shall be provided where site considerations permit.

¢. Active Use Facilities. Areas reserved for high-impact recreation that require a greater
degree of site development and/or ground disturbance; such as sports fields,
playground equipment, group picnic shelters, swimming pools, hard and soft surface
pathways, restrooms, and similar facilities.]

[Renumber definitions after #55 according to the above amendments] '

Chapter 18.350
. PLANNED DEVELOPMENTS
Sections:
18.350.010 Purpose
18.350.020 The Process

18.350.030 Administrative Provisions

[1 8 350 04 0 0verlay Zane Requtrements]

18.350.090 [18.350.050] Conceptual Development Plan Submissior Requirements
[18.350.060 Detailed Development Plan Requirements]
18350:118-Shared-Open Space

18.350.010 Purpose

A. Purpose The purposes of the planned development overlay zone are:
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[1.

2.

I3

/4

[5.

[6.

To provide promote development that is consistent with Tigard's Comprehensive Plan
through the application of flexible standards which consider and mitigate for the
potential impacts to the city; and]

To provide such increased benefits such as preserved wildlife habitat or open space,
alternative building designs, walkable communities, preservation of significant natural
resources, aesthetic appeal, and other types of assets that contribute to the larger
community in lieu of strict adherence to some of the rules of the Tigard Community
Development Code; and] '

To achieve unique neighborhoods (by varying the housing styles through architectural
accents, use of open space, innovative transportation facilities) which will retain their
character and city benefits, while respecting the characteristics of existing
neighborhoods through appropriate buffering and lot size transitioning; and]

To preserve to the greatest extent possible the existing landscape features and
amenities (trees, water resources, ravines, etc.) through the use of a planning
procedure (site design and analysis, presentation of alternatives, conceptual review,
then detailed review) that can relate the type and design of a development toa
particular site; and]

To consider an amount of development on a site which will provide a benefit to the
owner and developer consistent with the degree of positive or negative impact to
neighbors and to the public resources and facilities of Tigard; and]

To provide a means to better relate the built environment to the natural environment
through sustainable and innovative building and public facility construction methods
and materials.]

18.350.020 The Process

Applicable in all zones. The planned development designation is an overlay zone applicable
to.all zones. [An applicant may elect to develop the project as a planned development, in
compliance with the requirements of this chapter, or in the case of a commercial or
industrial project an approval authority may apply the provisions of this chapter as a
condition of approving any application for the development.]

A.

Staff note: The added text was moved to incorporate 18.350.050 Appl/cablllty in
Commercial and Industrial Zones.

B. Elements of approval process. There are three elements to the planned develbpment approval
process, as follows:

1.
2.

The approval of the planned development overlay zone;
The approval of the planned development concept plan; and
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3. The approval of the detailed development plan fand/ or preliminary subdivision plat].

Staff note: “preliminary subdivision” plat was added for clarifi catlon as related to section
D below.

Staff note: Revisions to the fee schedule should be incorporated to relate to the three
elements of the approval process.

l.e. Planned Development

Overlay Zone $3,040 (same as zone map change fee)

Concept Plan Review $6,770 (current fee)

Detailed Plan Review Applicable SDR or Subdivision Fee

C. Decision-making process.

1. A new planned development overlay zone and/erconeept-plan-shall be processed by
means of a Type III-PC procedure, as governed by Section 18.390.050, using approval
criteria contained in Section 18-350-160 [18.350.040]. _

[2. The concept plan shall be processed by means of a Type III-PC procedure, as governed
by Section 18.390.050, using approval criteria contained in Section 18.350.050.]

2:f3.] - The detailed development plan shall be reviewed by means of a [Type III-PC]
procedure, as governed by 18.390.040, to ensure that it is substantially in compliance
with the approved concept development plan.

3-/4.] In the case of an existing planned development overlay zone for any other type of
application, the application shall be reviewed under the provisions required in the
chapters which apply to the particular land use application.

D. Concurrent overlay zone, and conceptual plan [, and detailed development plan]
applications. The application for the overlay zone and for approval of the conceptual
development plan may be heard concurrently if an application for each of the actions is
submitted. [On residential or mixed use projects over 5 acres, the detailed plan shall be
filed separately, unless the director waives this requirement. For commercial or industrial
development, the detailed plan shall be filed separately. If the application involves
subdivision of land, the applicant may also apply for preliminary plat approval and the
applications shall be heard concurrently. All applicants are advised that the purpose of
separating these applications is to provide them clear direction in developing the detailed
plans. Rejection of the concept plan will result in a corresponding rejection of the detail

plan.]

Staff Note: The five acre threshold was added since these larger projects will typically
have more issues in determining arrangement of uses, and other basic concepts of the
planned development than smaller projects. It was noted that there may be instances
where this distinct separation is not so essential, say for example a 5.02 acre single
family development. It was also made clearer that the purpose of the separation of the
concept from the detail plan is to assist the applicant.

[E. In the case of concurrent applications for ovérlay, concept, and detailed plans including
subdivision applications, the applicant shall clearly distinguish the concept from the
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detailed plan. The Planning Commission shall take separate actions on each element of

_ the Planned Development application (i.e. approval of the overlay must precede the concept
approval, which shall precede the detailed development approval); however each required
action may be made at the same hearing.]

Staff note: The committee discussed separating the overlay and subdivision into two

‘| separate applications. The general consensus was to allow a joint filing of the
application, but place greater emphasis on having the applicant clearly distinguish the
two parts instead of merely “proposing a concept which is the detail”. Additional text was
added to clarify the three parts of the process and to require the Planning Commission to
take distinct separate actions on each element of the PD.

Staff note: A 5-acre threshold for requiring separate applications is recommended for
larger residential and mixed use projects to afford time between developing the concept
| and the detail plan to offer the greatest flexibility to the decision makers during the very
formative stages of the planning process for a site. Commercial-only and Industrial-only
projects are required to submit separate applications for concept and detail plans.

. 18.350.030 Administrative Provisions

A. Zomng map designation. Where a planned development overlay zone has been approved, the
zoning map shall be amended to indicate the approved planned development designation for
the subject development site. The approval of the planned development overlay zone shall not
expire.

[B. Prerequisite for filing of concept plan. If the applicant did not file for concurrent approval
of the overlay and concept plan, prior to filing a detailed development plan, the owner shall
prepare and file a conceptual development plan. Action on the conceptual development
plan shall be taken by the Planning Commission by means of a Type III-PC procedure, as
governed by Section 18.390.050, using approval criteria in 18.350.050.]

Staff note: The current code is inconsistent in its application of the three elements to the
PD. To resolve this, a new section has been added to address applications that are
developed following the overlay zone approval, when not done concurrently.

B-/C.] Time limit on filing of detailed development plan. [If the overlay zone, concept, and
detailed plan or preliminary plat were not heard concurrently, the owner shall prepare and
file with the Director a detailed development plan] within 1-1/2 years after the date of
Commission approval of the conceptual development plan-the-ownershall prepare-andfile
with-the Directora-detailed-development plan—Action on the detailed development plan shali

be [taken by the Planning Commission by means of a Type III-PC procedure, as governed
by Sectzon 18. 390 050, usmg approval criteria in 18.35 0 060 ] mimsteﬂal—aﬂd-take&-byht-he
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Staff Note: This section was deleted because now the detailed development plan is
required to be heard by the planning commission, and the review criteria apply to the
detailed plan and not the concept plan. _

&/D.] Extension. The Director shall, upon written request by the applicant and payment of the

required fee, grant an extension of the approval period not to exceed one year provided that: -

1. No changes have been made on the original conceptual development plan as approved by
the Commission;

2. The appllcant can show intent of applying for detailed development plan for preliminary
plat] review within the one year extension period; and

3. There have been no changes to the applicable Comprehensive Plan policies and ordinance
provisions on which the approval was based.

D./E.] Phased development.

1. The Commission shall [may] approve a time schedule for developing a site in phases, but
in no case shall the total time period for all phases be greater than seven years without
reapplying for conceptual development plan review.

2. The criteria for approving a phased detail development plan proposal are that:

a. The public facilities shall be constructed in conjunction with or prior to each phase;
- and
b. The development and occupancy of any phase shall not be dependent on the use of
- temporary public facilities. A temporary public facility is any facility not constructed
to the applicable City or district standard.

E:[F.] Substantial modifications to conceptual plan. [/If a detailed development plan or
preliminary plat does not substantially conform to the conceptual plan, a new conceptual

development plan shall be requtred. ] Substaa&al—med&ﬁe&ﬁeﬁs—made—te—tbe—appfeved

[G. Noncompliance. Noncompliance with an approved detailed development plan by the
developer, owner or successors and interests shall be a violation of this chapter.]

INote: moved from 18.350.040.A

[H. Issuance of occupancy permits. The development shall be completed in accordance with
the approved detailed development plan including landscaping and recreation areas before
any occupancy permits are issued. However, when the Director determines that immediate.
execution of any feature of an approved detailed development plan is impractical due to
climatic conditions, unavailability of materials, or other temporary condition, the Director
shall, as a precondition of the issuance of a required permit, require the posting of a

Page 6 of 25 June 29, 2005




performance bond or other surety to secure execution of the feature at a time certain not to
exceed one year.]

INote: moved from 18.350.040.8

INote: moved to 18.350.020.A

18.350-060-AHowed Uses
INote: moved to 18.350.050
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[18.350.040 Planned Development Overlay Zone Requirements]

Staff Note: This is a totally new section developed to address the shortcomings of using
the somewhat irrelevant zoning map and text amendment criteria of 18.380. The basis
for determination of applying a PD should be particular site constraints or opportunities,
and an evaluation of whether such an overlay zone is appropriate for a given site.

[A. General submission requirements. The applicant shall submit an application containing
all of the general information required for a Type III-PC procedure, as governed by
Section 18.390.050.]

I

[B. Additional information. In addition to the general information described in Subsection A
above, the application for a Planned Development Overlay Zone shall include the
Jollowing information, the detailed content of which can be obtained from the Director:
1. Vicinity Map
2. Tax Map identifying subject parcel
3. Survey Data. An aerial photograph and an accurate survey showing the following
information:

4.

& RO SR

~

Serex %

Scale, north arrow, benchmark, and date of survey

Tract boundary lines

Easements: location width, and purpose

Names and locations of existing road rights-of way on or adjacent or across streets
to the tract, including bridges, curbs, gutters, driveways and culverts

Position of buildings and other structures such as foundations, walls, fences, steps,
and paved areas

Utilities on or adjacent to the tract-location of gas lines, fire hydrants, electric and
telephone pole& and street lights; and direction, distance to, and size of nearest
water mains and sewers and invert elevation of sewers

Location of wetlands, springs, streams, bodies of water, drainage ditches,
watershed areas, flood plains, and other physical features

Outline of wooded areas with names and condition of plant material

General topographic information

Additional information may be needed, depending on site complexities such as soil
information and studies of the geological structure of the site. Requirements for
additional information will be determined during the preapplication conference.]

Basic Site Analysis. The physical analysis of the site is developed primarily from field
inspections. Using the survey, the aerial photograph, and where warranted, infrared
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aerial photographs, the site designer, working in the field and in the office, verifies the

" survey and notes site design determinants. These should include, but not be limited to

the following:

a. Areas of steep and moderate slopes :

b. Macro and microclimatic conditions, including sun angle during different seasons;
prevailing breezes; wind shadows; frost pockets; and sectors where high or low
points give protection from sun and wind '
Potential flood zone and routes of surface water runoff

" Possible road access to the site, including potential conflicts with existing road
systems and carrying capacities of adjacent roadways.

Pedestrian, bicycle and transit access

Natural ecological and aesthetic areas as designated by Goal 5.

Significant wildlife habitats that would be affected by site modification according
to a wildlife assessment together with a list of mitigation measures or limitations.

- Soil conditions relative to supporting plant material, areas suitable for
construction, erosion potential and septic tanks, if relevant
Geological considerations relative to supporting structures
Exceptional views; objectionable views (use photographs)

Adjacent existing and proposed land uses and zoning classifications within 500 feet
with notations on compatibility and incompatibility

L Potential noise sources, particularly noise generated from traffic that can be

mitigated by using plants, berms, and walls and by increasing buffer distance
between the source and the receiver.]

RO

> RS

F',\. e

[C. Approval Criteria. An application for approval of a Planned Development Overlay Zone
must provide findings which shall be reviewed according to the following criteria and not
the criteria of 18.380. In determining whether a site is appropriate for a Planned
Development Overlay Zone, the Commission shall find that at least one of the following
criteria is met:

L

2.
3.
4

-

The site is unusually constrained by parcel size or configuration.

Access to the site is constrained by preexisting development.

The site is constrained by the presence of sensitive lands.

There are other unique circumstances that prevent the site from being developed in
conformance with the applicable standards in this Title.

In the case of a consolidated application for overlay and concept plan approval, the
applicant has demonstrated that the site lends itself to an innovative planning -
approach, that cannot be achieved through a standard application of the Development
Code standards.

In the case where the approval authority has required a planned development review as
a condition of approval for a commercial or industrial development 18.350.020.A, the
overlay zone shall automatically be applied.]

18.350.090 [18.350.050 Conceptual Development Plan Submission Requirements]

A. General submission requirements. The applicant shall submit an application containing all of
the general information required for a Type IIIB{-PC] procedure, as governed by Section
18.390.050 [and the additional information required by 18.350.040.B.] In addition, the
applicant shall submit the following:

1.

A statement of planning objectives to be achieved by the planned development through

~ the pamcular approach proposed by the applicant. This statement should include a
description of the character of the proposed development and the rationale behind the .
assumptions and choices made by the applicant. [The statement should be explicit in
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defining the architectural style, and what sorts of innovative site planning principles
are utilized including any innovations in building techniques that will be employed.
Furthermore, the statement should explain how the proposal relates to the purposes of
the Planned Development Chapter as expressed in 18.350.010.]

Staff Note: A stronger tie-in with the purposes of the planned development principles is
included here. While the purpose is not a review criteria, the burden of explaining how
the proposal meets these goals should fall upon the applicant.

2. A general development schedule indicating the approximate dates when construction of
the planned development and its various phases are expected to be initiated and
completed.

3. A statement of the applicant's intentions with regard to the future selling or leasing of all
or portions of the planned development. [In the case where a residential subdivision is
proposed, the statement shall include the applicant’s intentions whether the applicant
will build the homes, or sell the lots to other builders.]

from-the-Director:

B. Additional information. In addition to the general information described in Subsection A
above, the conceptual development plan, data, and narrative shall include the following

information the detailedcontent-of which-canbe-obtained-from the Director:

1. Existing site conditions;

2. Asite concept fincluding the types of proposed land uses and housing types, and their
general arrangement on the sitef; .

3. A grading concept; :

4. A landscape [vegetative cover] concept findicating a percentage range for the amount
of proposed open space and landscaping, and general location and types of proposed
open space(s)],

[5. Parking concept]

5:/6.] A sign concept; and

6[7.] A copy of all existing fand/Jor proposed restrictions or covenantsf;/

[8. A streets and utility concept; and]

[9. A Structure Setback and Development Standards concept, including the proposed
residential density target if applicable]

[10. The pedestrian, bicycle and access concept including routes to transit, schools and
other neighborhood activity centers.]

[C. Allowable Uses]

| Staff Note: these were moved from 18.350.060

[1. In residential zones. In all residential zones, an applicant with a planned development
approval may develop the site to contain a mixture of uses subject to the density
provisions of the underlying zone and the density bonus provisions of 18.350.100 B2.
The following uses are allowed with planned development approval:

All uses allowed outright in the underlying zoning district;

Single-family detached and attached residential units;

Duplex residential units;

Multi-family residential units;

Manufactured homes;

RN SR
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f- Accessory services and commercial uses directly serving the planned development
only and which are customary or associated with, but clearly incidental to the uses
permitted in the zone, such as personal services, preschool or daycare, and retail
uses less than 5,000 s.f. in sum total;

Community building; _

. Indoor recreation facility; athletic club, fitness center, racquetball court, swimming
pool, tennis court or similar use; h
i. Outdoor recreation facility, golf course, golf driving range, swimming pool, tennis

court, or similar use; and

J.  Recreational vehicle storage area.|

XS

[2. In commercial zones. In all commercial zones, an applicant with a planned
development approval may develop the site to contain all of the uses permitted outright
in the underlying zone and, in addition, a maximum of 25% of the total gross floor
area may be used for multi-family dwellings in those commercial zones that do not list
multi-family dwellings as an outright use.]

[3. Inindustrial zones. In all industrial zones, a planned development shall contain only
those uses allowed outright in the underlying zoning district.]

[D. Approval Criteria. Application submittals must include findings to provide the
Commission the basis to make findings that the following criteria are satisfied when
approving or approving with conditions, the conceptual plan. The Commission shall make
[findings that the criteria are not satisfied when denying an application.|
[1. The concept plan includes specific designations for areas of open space, their intended

level of use, and how they relate to other proposed uses on the site]

[2. The concept plan identifies areas of significant natural resources and identifies
methods for their maximized protection, preservation, and/or management|

[3. The concept plan identifies how the future development will integrate into the existing
neighborhood, either through compatible street layout, architectural style, housing
type, or by providing a transition between the existing neighborhood and the project
with compatible development or open space buffers.]

[4. The concept plan identifies methods for promoting walkability or transit ridership,
such methods may include separated parking bays, off street walking paths, shorter
pedestrian routes than vehicular routes, linkages to or other provisions for bus stops,
ete.]

[5. The concept plan identifies the proposed uses, and their general arrangement on site.
In the case of projects that include a residential component, housing type, unit density,
or generalized lot sizes shall be shown in relation to their proposed location on site.]

[6. The concept plan identifies other amenities or innovations that would distinguish the
project from other standard developments.]

Staff Note: This section is entirely new. Conceptual plan criteria were previously the general
approval criteria of 18.350.100, which have now been incorporated as approval criteria for the
detailed plan.

[18.350.060 Detailed Development Plan Requirements]

Staff Note: This section is a combination/consolidation of 18.350.060 Allowed Uses, 18.350.070
| Applicability of Base Zone Development Standards, 18.350.080 Exceptions to Underlying
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Development Standards, and 18.350.100 Approval Criteria, as well as some additional changes.
Where language has been carried forward from other sections, these are shown as unchanged
text, even though the numbering may be different. This is to better distinguish where substantive
language changes have been made to previous standards.

A. General submission requirements. The applicant shall submit an application containing
all of the general information required for a Type III-PC procedure, as governed by
Section 18.390.050, the additional information required by 18.350.040.B and the
information contained in 18.350.050A.

B. Additional Information. In addition to the general information described in Subsection A
above, the detailed development plan, data, and narrative shall include the following
information, the detailed content of which can be obtained from the Director:

1. Contour intervals of 2 to 5 ft, depending on slope gradients, and spot elevations at
breaks in grade, along drainage channels or swales, and at selected points, as needed

A specific development schedule indicating the approximate dates of construction ,

activity, including demolition, tree protection installation, ground breaking, grading,

public improvements, and building construction for each phase.

Contextual Analysis

2.

a, -

Building typology and hierarchy: An analysis of the particular building type
(residential, commercial, public) relative to the hierarchy of the various building
types in the city is useful in deciding the general design approach of a new
building. For example, public buildings may be dominant in placement and design,
while residential buildings are subordinate, it is important to maintain any existing
hierarchy that reinforces visual order in the city. Any predominant architectural
solutions and details characteristic of a building type incorporated in the new
building's design can help maintain a recognizable building type.

Regional character: An analysis of the city's regional architectural characteristics
is appropriate in developing a design solution that responds to unique regional
characteristics. Regional characteristics may. be revealed through unique

- architectural types, through vernacular building resulting from local climatic and

cultural characteristics, and from historically significant architecture. Historic
structures should be saved by modifying them for the proposed new use or by
incorporating parts of the existing structure{s) into the proposed design.

City form: The delineation of city form created by road layout, location of major
open spaces, and architecture-created forms should be analyzed. Elemeénts that
delineate city form should be reinforced by architectural development solutions for

" a particular place within the city. For example, a building proposed for a corner

site should be designed to reinforce the corner through building form, entrance,
and design details. A building proposed for midblock may be a visually unifying
element providing connection and continuity with adjacent buildings. Sites at the
ends of important vistas or adjacent to major city squares probably should be
reserved for important public buildings.

Building scale and fenestration: It is important to analyze building scale and
fenestration of nearby structures. Reflecting, although not necessarily reproducing,
such detailing in the proposed building can provide visual unity and continuity in
the architectural character of the city. One example is the use and placement of
cornice lines to define the building’s lower floors in relation to adjacent buildings.
Cornice lines also can define the building's relationship to pedestrians in terms of

- scale and use.

Building transition: Sometimes it may be appropriate to use arcades and porches to
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provide transition between the building’s private interior and the public sidewalk.
Including them may be especially worthy if adjacent buildings have these elements

f. Views: Important city views of plazas, squares, monuments, and natural features
such as waterfronts and parks should be considered. It is important to design the
proposed structure to enhance and preserve such views for the public and for
inhabitants of nearby buildings, as well as mcorporatmg them as vtews from the
proposed building.

4. Moderate to High Density Development Analysis. If proposing development in an area
with an “urban context”, the following additional information may be required:

a. Air movement: Prevatlmg breezes characteristic of a region may be greatly
modified by urban high-rise structures. Predominant air movement patterns in a
city may be along roadways and between buildings. The placement, shape, and

- height of existing buildings can create air turbulence caused by micro air
movement patterns. These patterns may influence the location of building
_elements such as outdoor areas and balconies. Also a building’s destgn and

placement can mitigate or increase local wind turbulence.

b. Sun and shadow patterns: The sun and shadow patterns of existing structures
should be studied to determine how they would affect the proposed building. This is
particularly important for outdoor terraces and balconies where sunlight may be
desirable. Sun and shadow pat- terns also should be considered as sources of

-internal heat gain or loss. Building orientation, window sizes and shading devices
can modify internal heat gain or loss. Studies should include daily and seasonal
patterns and the shadows the proposed building would cast on existing buildings
and open spaces.

c. Reflections: Reflections from adjacent structures such as glass-clad buildings may
be a problem. The development should be designed to compensate for such glare or

_if possible, oriented away from it.

C. Compliance with specific development standards. The Detailed Development Plan shall
© conform to the provisions of the base zone as follows:

1. Lot dimensional standards: The minimum let-size; lot depth and lot width standards shall
not apply except-asrelated-to-the-density-computation-under-Chapter18-7115; There shall
be no minimum lot size except that lots on the perimeter of the project shall not be less
than 80% of the minimum size required in the base zone.

Staff note: the provisions related to computation of density were moved to subsection
E.2., below. To address the concern related to small lot sizes abutting larger parcels
exterior to the PD, a method to transition lot sizes was added, so that perimeter lots
could be no less than 80% of the base zone lot size, the same as would be allowed with
a standard subdivision.

2. Site coverage: ﬂae—s*teewefage—pfe“ﬁemsﬂtlﬂ&e—base—zeﬂe—shaﬂ—apply— The maximum

site coverage is 80%, except in the IP zone where the maximum szte coverage shall be
75%;

Staff note: the previous standard required compliance with the' underlying zone, which is
in conflict with the PD standards that require 20% landscaping.

3. Building height: The-building-height provisions-shall-not-apply;-and-Any increase in the

building height above the maximum in the base zone will require that the structure be
setback from the perimeter of the site a distance of at least 1-1/2 times the height of the
building. ‘
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Staff note: the previous standard was a blanket exemption on the height limits..

4. Structure setback provisions:

Front-yard-and-rear-yard-Setbacks for structures on the perimeter of the project shall
be the same as that required by the base zone unless otherwise provided by Chapter
18.360;

Staff note: the previous standard only required front and rear yard setbacks to be
maintained. should be replaced by something more explicit and clearer, such as a
perimeter setback. Setbacks may be required from internal roads that are not designed
to serve abutting parcels. le. Private streets.

o [ha cidea a4 cath = 110N h

The setback provisions for all setbacks on the interior of the project shall not apply

except that:

L Al structures shall meet the Uniform Butldmg and Fire Code requirements;

ii. A minimum front yard setback of 20 feet is required for any garage structure
which opens facing a street. This setback may be reduced for rear or side
loaded garages, if specified on the detailed plan and proper clearances for
backing movements are accounted for.

iii. A minimum front yard setback of eight feet is required for any garage opening
for an attached single-family dwelling facing a private street as long as the
required off-street parking spaces are provided. This setback may be reduced
Jor rear or side loaded garages that do not access public streets, if specified on
the detailed plan and proper clearances for backing movements are accounted

Jfor.

If seeking to modify the base zone setbacks, the applicant shall specify the proposed
setbacks, either on a lot by lot, or project wide basis. The applicant may propose,
or the commission may require, actual structure footprints to be shown and

adhered to.

-5.  Other provisions of the base zone. All other provisions of the base zone shall apply -

except as modified by this chapter.

Conformance with the Conceptual Plan required. The Director Planning Commission

shall approve the detailed development plan upon finding that the plan conforms with the
conceptual development plan approved or approved with conditions by the Commission.

plan may be acceptable unless

inds: A change from the conceptual

1. The change increases the residential densities, increases the lot coverage by bmldmgs or

reduces the amount of parking;
2. The change reduces the amount of open space and landscaping;
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The change involves a change in use;

4. The change commits land to development which is environmentally sensitive or subject
to a potential hazard; and

5. The change involves a major shift in the location of buildings, proposed streets, parking

lots configuration;-utility-easements, landscaping or other sxte improvements.

E. Detailed Development Plan Approval Criteria. If the detailed plan is found to be in
conformance with the conceptual plan, the following specific review criteria must
additionally be satisfied. Applications shall provide findings to provide the Commission
with the basis to make findings that the following criteria are satisfied when approving or
approving with conditions, the detailed plan. The Commission shall make findings that the
criteria are not satisfied when denying an application.

1. All the provisions of the land division provisions, Chapters 18-410;-18.420 Partitions and
18.430 Subdivisions, shall be met;

Staff Note: 18.410 was deleted since this chapter refers to Iot line adjustments, not land
division.

2. Except as noted, the provisions of the following chapters shall be utilized as guidelines. A
planned development need not meet these requirements where a development plan
provides alternative designs and methods, if acceptable to the Commission, that promote
the purpose of this seetien [chapter]. In each case, the applicant must provide findings to
justify the modification of the standards in the chapters listed below. The applicant shall
respond to all the applicable criteria of each chapter as part of these findings and
clearly identify where their proposal is seeking a modification to the strict application

' of the standards. For those chapters not specifically exempted, the applicant bears the
burden of fully complymg with those standards‘ unless a vartance or ad]ustment Izas

Staff note: this subsection is a combination of 18.350.070 and 18.350.080. The
suggestion that the commission may require additional open space is replaced by a later
criterion that stipulates a mandatory amount of open space.

[a. Chapter 18.360, Site Development Review.] The provisions of Chapter 18.360, Site
. Development Review, are not applicable to Planned Development Reviews. The
detailed development plan review is intended to address the same type of issues as
the Site Development Review.

Staff Note: The current PD chapter exempts PD projects from SDR criteria. The
‘committee suggested that the SDR criteria should be applied, as there were some areas
that were not addressed by the PD criteria. Staff compared the two sets of standards
and found that only 18.360.090.3 (Exterior Elevations) and 18.360.090.9 (Demarcation
of semi public and private spaces) were omitted entirely. The other SDR criteria were
substantially the same. The omitted sections have been added into this chapter. By
having the review criteria in the PD chapter they can be tailored to specific PD issues.
As a result, staff is recommending that the exemption from SDR criteria remain.

b. Chapter 18.705, Access, Egress and Circulation. [The Commission may grant an
exception to the access standards, upon a demonstration by a professional engineer
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that the resulting access will not be detrimental to the public safety considering
emergency vehicle needs, and provisions are provided for all modes of
transportation using the site (vehicles, bicycles, pedestrians, and transit).]

c. Chapter 18.715, Density Computation and Limitations. Unless authorized below,
density shall be governed by the density established in the underlying zoning dlstnct,
[using the minimum lot size established for that district. Where a project site
encompasses more than one underlying zoning district, density shall be aggregated
Jor each district, and may be allocated anywhere within the project szte, as deemed
appropriate by the commission.]

The Commission may further authorize a density bonus fas defined in 18.120] not to
exceed 10% as an incentive to increase or enhance open space, architectural character
and/or site variation incorporated into the development. These factors must make a
substantial contribution to objectives of the planned development. The degree of
distinctiveness and the desirability of variation achieved shall govern the amount of
density increase which the Commission may approve according to the following:

-Staff note: This section has been slightly revised. First, a provision was added to allow
density to be transferred within the PD. For example if a PD included an acre of R-12
and an acre of R-7 zoning a total of 19 units would be permissible. Rather than require
12 units on one acre and 7 on the other, the commission may allow a reallocation of
density to either spread it out (an aggregate of about R-10) or concentrate it in one area
of the site.

i [A 1% bonus for each 5% of the gross site area set aside in open space, up o] a
maximum of [5%/3%, is allowed for the provision of active use recreational open
space, exclusive of areas contained in floodplain, steep slopes, drainageways, or
wetlands that would otherwise be precluded from development;

Staff note: a formula of 1% per 5% was added for more objective guidance. Also, since
mandatory open space (in some fashion, either minimal use, passive use or active use)
is a recommended requirement, and sensitive lands are typically reserved by other
regulations for open space, this creates an incentive for providing active recreational

area.

n-area-developn ; ; '[AI‘Vbonus
for each 1 ‘V of total project cost mvested in development of pedestrian
amenities, streetscape development, recreation areas, plazas, or other items
- from the “Planning Commission’s Toolbox,” up to a maximum of 5%]

] Staff note: a formula of 1% to 1% project cost was added for more objective guidance.

Staff Note: as:de from wsual focal pomts WhICh is really tough to ass:gn a value to,
these other items are market driven and generally will be utilized by the developer to
reduce project costs (less gradlng) or increase lot values (sun, view). This section
should be deleted.
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Staff Note: This is the stated purpose of PD’s. Why should a bonus be provided for
projects that do what they are supposed to do? Perhaps varied use of building types
and/or pricing levels to meet affordable housmg objectives would be something to
consider, but as written, this bonus provision should be removed. Another consideration
would be to grant densily reductions, based on site specific criteria with a potential
mitigation program (i.e. Transfer of Development Rights)

d. Chapter 18.745, Landscaping and Screening. [The Commission may grant an
exception to the landscape requirements of this title upon a finding that the overall
~ landscape plan was prepared by a licensed landscape architect, provides for 20% of
the gross site area to be professionally landscaped, and meets the intent of the
specific standard being modified.]

Staff Note: The requirement for a licensed landscape architect was added to ensure that
a greater understanding of plant types and their appropriate uses and placement is
followed in the development of a landscape plan. A professionally prepared landscape
plan should also be able to show how a specific standard may be met through an
alternate means, e.g. a narrower buffer with a greater use of evergreen trees and
shrubs lnstead of a masonry wall.

e. Chapter 18.765, Off-street Parking and Loading Requirements. [ The Commission
may grant an exception to the off-street parking dimensional and minimum
number of space requirements in the applicable zone based on findings that:

i. The minor exception is not greater than 10 percent of the required parking;
and
"ii. The application is for a use designed for a specific purpose which is intended to
be permanent in nature, e.g., a nursing home, and which has a low demand for
off-street parking; or
iii. There is an opportunity for sharing parking and there is written evidence that
the property owners are willing to enter into a legal agreement; or
iv. Public transportation is available to the site, and reducing the standards will
' not adversely affect adjoining uses; or
v.- There is a community interest in the preservation of particular natural features
of the site which make it in the public interest to grant an exception to parking
standards.]

f. Chapter 18.780, Signs. The Commission may grant an exception to the sign
" dimensional requirements in the applicable zone based on findings that:
i. The minor exception is not greater than 10 percent of the required applicable
dimensional standard for signs;
ii. The exception is necessary for adequate identification of the use on the
property; and
iii. The sign will be compatible with the overall site plan, the structural
‘ improvements and with the structures and uses on adjoining properties.

g. Chapter 18.795, Visual Clearance Areas. [The Commission may grant an exception
to the visual clearance requirements, when adequate sight distance is or can be
met;]
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[h. Chapter 18.810, Street and Utility Improvements, Sections 18.810.040, Blocks; and
18.810.060, Lots. In addition, deviations from street standards shall be made on a
limited basis, and nothing in this section shall obligate the City Engineer to grant
an exception. The Commission retains the ability to not allow an exception but
may not grant an exception 1o street standards not sanctioned by the City Engineer,
other than through the procedures in 18.370, Variances and Adjustments. The
City Engineer may determine that certain exceptions to the street and utility
standards are permissible when it can be shown that: :

i  public safety will not be compromised

il. in the case of public streets, maintenance costs will not be greater than with a
conforming design.

iil. the design will improve stormwater conveyance either by reducing the rate or
amount of runoff from present standards or increasing the amount of pollutant
treatment.]

Staff note: Adding Chapter 18.810 is new, but the exemptions are limited. The
applicable sections from this chapter refer to specific site planning standards such as
block length dimensions, general connectivity, and lot size and shape. There are
certainly cases to be made where these standards do not fit a particular design concept
that better meets the intent. An allowance for the city engineer has also been included
for the other street and utility standards with a very narrow allowance for deviations.
Public streets and utilities are the domain of the city engineer and public traffic

circulation and safety are his charge. However, there may be instances where new
technologies or design techniques are superior and have not been able to be codified in
standards. This would permit use of such techniques or standards.

3. In addition, the following criteria shall be met:
a. Relationship to the natural and physical environment:

i. The streets, buildings and other site elements shall be designed and located to
preserve the existing trees, topography and natural drainage to the greatest degree
possible. [The commission may require the applicant to demonstrate why a
particular alternate site plan that may result in greater preservation of trees,
topography and natural drainage would either not be feasible or would result
in a greater loss of those resources;] .

ii. Structures located on the site shall not be in areas subject to ground slumping and
slldmg [as demonstrated by the mcluswn of a spectﬁc geotechmcal evaluatzon, |

Staff Note: the previous requirement “There shall be adequate distance between on-site
buildings and other on-site and off-site buildings on adjoining properties to provide for
adequate light and air circulation and for fire protection” was deleted since the perimeter
setback requirement should account for offsite separation distance. Fire and building
codes regulate on site building separation. If not attached, typical setbacks are three
feet (6 feet between buildings.).

[iii. Using the basic site analysis information from the conceptual plan submittal,]
the structures shall be oriented with consideration for the sun and wind
directions, where possible; and
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Staff note:

the previous requirement “Trees preserved to the extent possible.” Was
deleted as it repeated subsection (18.350.060.F.3.a.i.) above. In that standard, the
commission may require the applicant to defend why their plan achieves greater
protection than an alternative concept proposed by the commission or why the
commission’s plan is infeasible.

b.

Buffering, screening and compatibility between adjoining uses:
i Buffering shall be provided between different types of land uses, e.g., between
single-family and multi-family residential, and residential and commercial uses;

ii In addition to the requirements of the buffer matrix (Table 18.745.1), the

requirements of the buffer may be reduced if a landscape plan prepared by a
registered Landscape Architect is submitted that attains the same level of
buffering and screening with alternate materials or methods. The following
factors shall be considered in determining the adequacy and extent of the buffer
required under Chapter 18.745.:

_ Staff note: a registered landscape architect is required to prepare a plan for

requesting landscaping adjustments in order to ensure a greater level of
appropriate plant type understanding to satisfy the following.

[

(a) The purpose of the buffer, for example to decrease noise levels, absorb air
_pollution, filter dust, or to provide a visual barrier;
(b) The size of the buffer needs in terms of width and height to achieve the
purpose;
(¢) The direction(s) from which buffermg is needed;
(d) The required density of the buffering; and
(e) Whether the viewer is stationary or mobile.

iii. On-site screening from view from adjoining properties of such activities as

service areas, storage areas, parking lots and mechanical devices on roof tops

shall be provided and the following factors shall be considered in determining the -
adequacy of the type and extent of the screening:

(a) What needs to be screened;

(b) The direction from which it is needed; and

(c) Whether the screening needs to be year- round.

Privacy and noise: Non-residential structures which abut existing residential
dwellings shall be located on the site or be designed in a manner, to the maximum
degree possible, to protect the private areas on the adjoining properties from view
and noise;

Exterior elevations — residential use: Along the vertical face of single-family

attached and multiple-family structures, offsets shall occur at a minimum of every

30 feet by providing any two of the following:

i. Recesses, e.g., decks, patios, entrances, floor area, of a minimum depth of eight
Sfeet;

ii. Extensions, e.g., decks, patios, entrances, floor area, of a minimum depth of
eight feet, a maximum length of an overhang shall be 25 feet; and

iii. Offsets or breaks in roof elevations of three or more feet in height.]
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e. Private outdoor area — residential multi-family use:

Staff note: These standards were revised to apply to all residential (single family and
multi family) development Prewously, only multi family dwellings.

i

ii.

iii.

L[Exclusive of any other
required open space facility,] each ground-level residential dwelling unit shall
have an outdoor private area (patio, terrace, or porch) of not less than 48 square
feet [with a minimum width dimension of four feet;]

Wherever possible, private outdoor open spaces should be oriented toward the
sun; and

Private outdoor spaces shall be screened or designed to provide privacy for the
use of the space.

f. Shared outdoor recreation and open space facility areas — residential multi-family

use:
i

il

iii.

Lﬁ—add&&ea—te—eubp&e&ga-phs{%)aﬂd-é}eﬁﬂﬂs-see&en Exclusive of any other
required open space facilities, each residential dwelling development shall
incorporate shared usable outdoor recreatlon areas within the development plan
as follows:

{a) Studio units up to and mcludmg two bedroom units, 200 square feet per unit;
(b) Three or more bedroom units, 300 square feet per unit.

Shared outdoor recreation and-epen-space shall be readily observable from
adjacent units for reasons of crime prevention and safety;

The required recreation space may be provided as follows:

[(a) Additional outdoor passive use open space facilities;
(b) Additional outdoor active use open space facitilies;
(c) Indoor recreation center; or

(d) A combination of the above.,

Staff Note: The SDR standards permit balconies to be used for semi public outdoor area,
but this seems a weak level of excellence to expect from a planned development project,
therefore its recommended that this provision be deleted.

[g. Demarcation of public, semi-public and private spaces for crime prevention:

i

ii.

The structures and site improvements shall be designed so that public areas
such as streets or public gathering places, semi-public areas and private
outdoor areas are clearly defined to establish persons having a right to be in
the space, to provide for crime prevention and to establish maintenance
responsibility; and :

These areas may be defined by, but not limited to:

(a) A deck, patio, low wall, hedge, or draping vine;

(b) A trellis or arbor;
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(¢c) A change in elevation or grade;

(d) A change in the texture of the path material;
(e) Sign; or

() Landscaping.]

h. Access and circulation:

i. The number of [required] allowed access points for a development shall be
provided in Chapter 18.705; '

ii. All circulation patterns within a development must be designed to accommodate
emergency [and service] vehicles; and

“iii. Provisions shall be made for pedestrian and bicycle ways [abutting and through

a site] if such facilities are shown on an adopted plan [or terminate at the
boundaries of the project site]. :

i Landscapmg and open space:

‘i.  Residential Development: In addition to the [buffering and screenmg
requirements of paragraph b of thzs subsectwn, and any mzmmal use open
space faczlttzes] equ ) ; th
subseetion, a minimum of 20 percent of the sxte shall be landscaped [Thts may
be accomplished in improved open space tracts, or with landscaping on
individual lots provided the developer includes a landscape plan and surety for
such landscape installation];

MR 1 Deava nment—A—mini

Staff note: These sections were deleted as they are repeated.in and conflict with
18.350.060.D.2. Site Coverage.

j- Public transit:
i. Provisions for public transit may be required where the site abuts for is within a
Y% mile of] a public transit route. The required facilities shall be based on:
(a) The location of other transit facilities in the area; and
(b) The size and type of the proposed development.

ii. The required facilities fmay include but are not necessarily limited to] shalt-be
limited-te such facilities as:
(a) A waiting shelter;
“(b) A turn-out area for loading and unloading; and
(c) Hard surface paths connecting the development to the waiting area.

| Staff Note: the sign requirements were deleted as redundant and meaningless criteria.

k. Parking:
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i. All parking and loading areas shall be generally laid out in accordance with the
requirements set forth in Chapter Chapter 18.765;

ii. Up to 50% of required off-street parking spaces for single-family attached
dwellings may be provided on one or more common parking lots within the
planned development as long as each single-family lot contains one off-street
parking space.

. Drainage: All drainage provisions shall be generally laid out in accordance with the

requirements set forth in Chapter 48:775-[18.810], and-the-criteria-in-the-adopted
1981-master-drainage-plan. An applicant may propose an alternate means for

stormwater conveyance on the basis that a reduction of stormwater runoff or an
increase in the level of treatment will result from the use of such means as green
streets, parous concrete, or eco roofs.

m. Floodplain dedication: Where landfill and/or development is allowed within or
adjacent to the 100-year floodplain, the City shall require consideration of the
dedication of sufficient open land area for a greenway adjoining and within the
floodplain. This area shall include portions of a suitable elevation for the construction
of a pedestrian/bicycle pathway with the floodplain in accordance with the adopted
pedestrian bicycle pathway plan.

n. ~LS—.%—SQ—}—}Q-Shared Open Space [Faczlttzes]

Page 23 of 25 June 29, 2005



Y

[Exclusive of any other required open space facilities or buffer areas,
the detailed development plan shall designate a minimum of 20% of the
gross site area as an open space facility. The open space facility may
be comprised of any combination of the following:

i. Minimal Use Facilities. Up to 75% of the open space requirement
may be satisfied by reserving areas for minimal use. Typically these
areas are designated around sensitive lands (steep slopes, wetlands,
streams, or 100 year floodplain).

ii. Passive Use Facilities. Up to 100% of the open space requtrement
may be satisfied by providing a detailed development plan for
improvements (including landscaping, irrigation, pathway and other
structural improvements) for passive recreational use.

iii. Active Use Facilities. Up to 100% of the open space requirement
may be satisfied by providing a detailed development plan for
improvements (including landscaping, irrigation, pathway and other
structural improvements) for active recreational use.|

1-iv. The open space area shall be shown on the final plan and
recorded with the Director;-and

[o. Open Space Conveyance. Where a proposed park, playground or other public use

shown in a development plan adopted by the City is located in whole or in part in a
subdivision, the Commission may require the dedication or reservation of such
area within the subdivision, provided that the reservation or dedication is roughly

- proportional to the impact of the subdivision on the park system.

Where considered desirable by the Commission in accordance with adopted

' comprehensive plan policies, and where a development plan of the City does not

indicate proposed public use areas, the Commission may require the dedication or
reservation of areas within the subdivision or sites of a character, extent and

- location suitable for the development of parks or other public use, provided that the

reservation or dedication is roughly proportional to the impact of the subdivision
on the park system. The open space shall be conveyed in accordance with one of
the following methods:|

[i - Public Ownership.]

By-dedication-to-the-City-as-publiely-owned-and-maintained
as-open-space—Open space proposed for dedication to the City must be acceptable
to it with regard to the size, shape, location, improvement and budgetary and

maintenance limitations. [A4 determination of City acceptance shall be made in
writing by the Parks & Facilities Division Manager prior to final approval.
Dedications of open space may be eligible for Systems Development Charge
credits. If deemed to be not acceptable, the open space shall be in private
ownership as described below];

[ii. Private Ownership.] Byleasing-erconveying title (including beneficial
ownership) to a corporation, home association or other legal entity, with the City
" retaining the development rights to the property. The terms of such-lease-or-other
instrument of conveyance must include provisions suitable to the City Attorney
for guaranteeing the following:
(1) The continued use of such land for the intended purposes;
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(2) Continuity of property maintenance;

(3) When appropriate, the availability of funds required for such maintenance;
(4) Adequate insurance protection; and

(5) Recovery for loss sustained by casualty and condemnation or otherwise.
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Attachment 5

THE PLANNING COMMISSIONERS’ TOOLBOX

The following list and illustrations are intended to provide guidance to both the Planning
Commission and the applicant in developing and reviewing applications for Planned
Developments. A planned development approval should be reserved for situations where

either the peculiarities of the developing parcel or the specific proposed design deserve

special judgmental consideration outside the strict constraints of the subdivision

ordinances. In evaluating a proposal, the commission should see evidence that the
applicant has conducted a site analysis.

SITE ANALYSIS

" - Survey Data (scale, north arrow, date, boundary, easements, abutting rights of
way, existing buildings and paved areas, utilities, location of water features, tree
data, contour intervals) o
- Constraint Analysis (steep slopes, flood zones, surface water channels, road
access, geologic soil constraints, adjacent land uses, major noise sources)
- Opportunities (sun angles, pedestrian linkages, exceptional views, wildlife habitat
areas, tree groves)

CONVENTIONAL YIELD PLAN
- This plan should show a conforming subdivision that has no special attributes.

The basic premise is to just show how density can be achieved by meeting the
standards.

PROPOSED PLAN
- This plan reflects the maximization of opportunities and avoidance of the
constrained portions of the site. There should be no regard to what the typical
development standards require. ‘The objective here is design excellence.

PLAN SUBMITTAL REQUIREMENTS

Conceptual Plan Requirements:

If applying for conceptual and detailed plan approval at the same time, the concept plan
must be presented at the neighborhood meeting. The applicant and planning staff shall
determine at the preapplication conference whether a joint conceptual/detail plan can be
submitted or, based on the size or complexity of the project, whether the two approvals

must remain separate. It is the express intention that the concept is entirely open for

discussion. The applicant is responsible for soliciting input and documenting the ideas
that are put forward during the meeting. There is no obligation to revise the plan based
on this meeting, but the planning commission can examine and request defensive
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- argument, from ‘the applicant on why a particular concept raised at the meeting was not
further explored or. 1f explored, why it was not chosen.

concept plan approval pnor to detaﬂ plan (i.e. separate actions), the same

neighborhood meeting method shall be used, except that after the PC approves the
concept, the detail plan that implements the concept is not open for discussion as far as

- changing the concept elements. For example if the PC approved a 3 and 4 unit attached
product for 15 units, 80% max coverage, reduced front and rear setbacks, 22% open
space, with an alpine flair, while certain aspects of the detail are alterable like bulldmg
orientation and placement, street layout etc., the PC could not come back and require
additional open space, limit the buildings to 3 units only, reduce lot coverage and require
a cosmopolitan style design, without the applicant’s consent.

Concept Plan should ldentlfy the following:

0]

o

o]

Housing type (duplex, attached, detached, zero lot line, efficiency units, ﬂats
apartments)

Use Type (Services and Commercial Uses for PD residents Community Bmldmg
Indoor Rec Facility Outdoor Rec Facility RV Storage, Residential Living)

Should other uses be considered, such as neighborhood retail <5,000g.s.f.? Would
require amending the list of allowable uses.

Number of units (or range, within the allowable densities of 18.715 and 18.350)
Lot coverage specs.

Setbacks (front, garage, rear, side, street side, any spec1ﬁc prOJecuons such as
porches or decks)

Parking (where any additional is prov1ded off street, except for in garages)
Percent of open space (range or ballpark estimate)

Other unique site design aspects that would be assisted by the PD process (such as
rear loaded alley units, front yards out to open space, common courtyards between
homes, unique street design, odd shaped lots, etc.)

Development theme-(e.g. English Park-tudor style architecture with old english
park benches OR Northwest Forest — Craftsman with natural materials highlighted
throughout, boulders in landscaping)

Schedule for construction/completion

Detail Plan Requirements.

There is a provision allowing an applicant to receive concept plan approval at PC and
then through an SDR get detail plan approval at a staff level. This should not be
permitted. There is too far a leap between the concept and detail to infer the PC’s intent.
In other words, the concept should be just that, a concept. Leave it loose, for public and
PC discussion. The detail plan (which in all likelihood would be submitted
simultaneously) needs to show how the concept is being implemented.

The Detail Plan should include the following:

O
O

Site plan
Building Envelope Plan (setbacks which could also include specific allowances

for porches, dormers, bay windows, lot coverage, height, other site development
specs.)

ol



Lot plan (i.e. preliminary plat)

Landscape plan '

General Utility Plan(s) (sewer, water, streets, dramage etc)

Preliminary street profiles

Architectural details or design controls (CC&R’s) both for the structures and for

other site amenities (benches street lights, ped path lights, walkways, bike racks
etc)

O 0 o0oO0O0

FOR COMMISSIONER CONSIDERATION: ‘

These are not criteria for approval but are instead intended to be considered by the
commission to help determine whether the project sustains the burden for granting
variations to the other development standards in the code.

-Open Space/Natural Area -

The degree of open space required should be commensurate w1th the intensity of the
density within the development. In other words, if the homes are packed tight together
with small lot sizes, more open space should be required. Mathematically, this could be
expressed in percentages: if the average lot size of PD lots in the R-7 zone are 3,000
square feet, they are 40% smaller than required in the zone. Therefore, 40% open space
or natural area should be provided. If there is unsuitable area for open space or natural

areas on site, then the applicant may propose to pay a fee in lieu or an off site location,
which the commission may accept or reject.

There should be a baseline requirement for “Natural Areas or Open Space” with any . PD
A minimum of 20% of the net buildable area should be reserved. This may be a '
combination of:

Natural Area. An area of land and/or water that has a predominantly undeveloped character.
Natural areas may be pristine, or may have been previously affected by human activity
such as vegetation removal, agriculture, grading or drainage if such areas retain
significant natural characteristics, or have recovered or been restored to the extent that
they contribute to the City's natural systems including hydrology, vegetation, or wildlife

. habitat. Natural areas shall be permanently reserved by common ownership among the

owners of a development, dedicated to the public, or by other appropriate means
committed to the use for which it was intended.

Open Space. Land to remain in natural or landscaped condition for the purpose of providing a
scenic, aesthetic appearance and/or protecting natural processes, providing passive or
active recreational uses, and/or maintaining natural vegetation. Open space shall be
permanently reserved by common ownership among the owners of a development,

dedicated to the public, or by other appropriate means committed to the use for which it
was intended.

a. _Active Use Recreational Facilities: Facilities for recreational uses that tend to be
more organized and/or that require a greater degree of site development and
conversion of natural area, including sports fields, playground equipment, group

picnic shelters, hard surfaced pathways, permanent restrooms, accessory parking lots-

and similar facilities.



b. Passive Use Recreational Facilities: Facilities for recreational uses related to the
functions and values of a natural area that require limited and low impact site
improvement, including soft-surface trails, signs, pedestrian bridges, seating, viewing
blinds, observation decks, handicapped facilities, drinking fountains, picnic tables,
interpretive facilities, and similar facilities.

If the amount of natural area does not meet or exceed 20%, then the applicant should
provide additional area (either open space or created or enhanced natural area).” With
CWS’s consent, buffer areas may be utilized for some passive recreational uses.

If the development proposed a condo or multi family project (no lots, and therefore no lot
size equation) then the minimum 20% would be required and then the formula in
[18.350.100.B.3.e.] would be used to determine additional increases: usable outdoor
recreation space shall be provided in residential developments for the shared or common
use of all the residents in the following amounts: (1) Studio up to and including two-
bedroom units, 200 square feet per unit; and 2 Tbree or more bedroom units, 300 square
feet per unit.

Unlike the similar SDR criteria which allows balconies and semi-public/private yards
behind the units, this space would have to be in a consolidated form for all occupants of
the development (See The Village at Washington Square for an example)

-Lot Size Transition.

Lots that abut existing single family lots which conform to the lot size standard in the
zone should transition to smaller lot sizes interior to the subdivision. This should not
apply to lots across a public street, open space, or significant natural resource from
existing SFD’s. (When exempting this requirement due to the presence of significant
natural resources or open space, the commission shall determine that the width of the

intervening area provides a suitable buffer. Typically this buffer would be the equivalent
depth of a conforming lot)

Since averaging lot sizes is permissible in standard subdivisions, the minimum size for
lots abutting existing SFD’s should be no less than 80% of the minimum size for that
zone. An exception to this standard should be recognized for attached single family units
(3 or more per building). In cases where attached units directly abut SFD’s, the
commission may consider limiting the number of contiguous units to break up the
massing of the building, or change the orientation of the units, or require additional
architectural design features to mitigate for the height and bulk of the proposed building.
It is within the purview of the commission to stipulate building height envelopes as well
as setback envelopes if an impact nexus can be shown.

- Open Space Amenities

In addition to passive use recreational trails, the commission may require a program of

interpretive signage to be installed if deemed relevant and sensible. The purpose of this
signage would be to educate users about either how the development was responsive to

the natural features and constraints on the site, or aspects of the environment and

ecosystem present on the site. The commission may require final review and approval of
the sign design templates and proposed locations.
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- Transit and Pedestrian Networks

For larger scale developments, an integrated system of off street pedestrian trails should
connect various points both within and adjacent to the development Opportumtles for
future trail extensions (similar to the future streets plan) should be explored as well

Also, transit amenities should be incorporated where Fé
available or planned in the Transportation System Pla
bus transport (such as rain shelters) could be provided, but s _
location and designed to thwart vandalism and other cnmmal acts

e.__wherewbus serv1ce is

- Intensity of Density o -
The amount of density above the minimum should be eorrelated fo the level of added

amenities the applicant is proposing. The commission should feel that on the whole, the
project is going above and beyond the minimum level and quality of i 1mprovements

- Other Amenities

The developer may propose other types of amenities that make a project unique. These
can include public art or sculptures, fountains, artificial ‘water features professmna]ly '
designed eme: (for lots or common tracts) T

_hould not exceed 3 feet 111 helght '

e Sidewalks should be allowed to step off the beaten path:



¢ Fixtures should be distinctive:

* The shortest distance may be a straight , but that is not always a good thing.




Open Spaces should be inviting

* - Innovative and/or unique building materials should be used, such as brick or other
modular pavers green roofs, green streets,



OTHER IDEAS:

eStandard subdmslon only allowed for projects‘méeting mini
projects must go through a PD process. This
direct projects to the PD review, while still allowi
approval. This also balances the higher dens
oversight. Lower density projects have not b
impacting on natural resources and adJOImng n

OV sml, and ai'e geﬁerally less

. Purpose validation: The developer/apphcant should address how thelr pto;ect achxeved
the following principles: .

Housing stock diversity? .

Architectural Detail and Diversity?
Pedestrian Amenities?

Improved Public Safety?

Accommodates Children and/or seniors?
Sustainable Development?

Preservation of significant natural resources?
Integration with the existing neighborhood?



PLANNING BASICS!

Plan Layout Type. In small projects, the specific layout may not be apparent, but this

may help to identify what the greater neighborhood plan is, and whether the proposal is
consistent with the general pattern around it.

Orthogonal Grid Grid
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! All diagrams and text information excerpted from “Site, Community, and Urban Planning” by G.
Greenan, A. Duany, E. Plater-Zyberk, K. Zaharin, 1. Shafie; The Cintas Foundation.



Block Types: The disposition of blocks has distinct socioeconomic implications.

" The Square Block
This type was an early model for planned settlements in America,
particularly Spanish colonies. It was sometimes associated with
agricultural communities, providing four large lots per block, each lot
with a house at its center. When the growth of the community
produced additional subdivision, replatting created irregular lots
(Fig.1). While this may provide a useful variety, it is more often
regarded as a nuisance by a society accustomed to standardized
products. A farther disadvantage is that discontinuous rear lot lines
make alleys and rear access utilities impractical. Despite these short
comings, the square block is useful as a specialized type. When
platted only at its perimeter, it can accommodate the high parking
requirement of certain-buildings. ‘The open center, well insulated
from traffic may also be used as a common garden or playground
‘(Fig.2)

The Organic Block

This type is characterized by its irregularity, its variations are -
unlimited. The original organic block was the subdivision of residual
land between well worn paths (Fig.3). It was later rationalized by
Frederick Law Olmstead to achieve a controllable, picturesque effect
and to negotiate sloping terrain gracefully. The naturalistic block,
despite its variety, generates certain recurring conditions that must be
resolved by sophisticated platting. - At shallow curves it is desirable to
have the facades follow the frontage smoothly. This is achieved by
keeping the side lot lines perpendicular to the frontage line (Fig.4).
At the same time it is important for the rear lot line to be wide enough
to permit vehicular access. ‘At sharper curves, it is desirable to have
the axis of a single lot bisect the acute angle. In the event of
excessive block depth, it is possible to colonize the interior of the
block by means of a close.

The Elongated Block

The elongated block overcomes some of the drawbacks of the square
block. More efficient and more standardized, elongated blocks
provide economical double loaded alleys, with short utility runs, to
climinate the uncontrollable variable of fot depth and maintain the
option of altéring lot width. By adjusting the block length, it is
possible to reduce cross streets toward rural edges or to add them at
urban centers. This adjustment alters the pedestrian permeability of
the grid and controls the ration of street parking to building capacity.
The elongated block can “bend: somewhat along its length, giving it
a limited ability to shape space and negotiate slopes (Fig. 6)

Unlike the square block, the elongated block provides two distinct
types of frontage (Fig.5). Residential Buildings are placed on wider
lots on the quieter side of the block. Commercial buildings can be
set on the short end of the block, platted to face the busy street; the
amount of parking behind these properties is controiled by the
variable depth.

1. SQUARE BLOCK

DL LN

2
A

SCOTT S &

I\

3. ORGANIC BLOCK 4. ORGANIT BLOCK

8. ELONGATED BLOCK €. ELONGATED 8L.0CK
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Open Space Types.

GENERAL
»,Nbﬁcwwmahahﬁmhhomhyandm
tmunst 10 # neighbochood. The spaciafired apen
apaces showet here consist of stongated black types. They
md&b‘ldhﬂod&fubod!'sqh’ammd»«caa’z:
typet

LANE

Chidesn often make Bnes Mndhous:sm nlormal

eygerounds. The paved surface &1 foatof ganges is con-
s‘«\i«nl«b&lgﬂmhmmﬂwwl
when they are desiyred 10 efiminate th oh wathc (fightt

E

R

mmli
|
L

N

[

N

PLAYGROUND .
Playgrounds can be easily sxtracted from any block by as
SigImng one of seversl atx to this uid. There should be 2
sewel o3 an oped shelter with benches for patents. Play-
st be fenced, ockable, 3ad &t ¥ tvey ere oot o
& auitance Stoght.
NURSERY .
A nwesety can be insertad in the middle of s black, away
kon\mli&“ gh; N recqswes a timited of
packing substactial vehicular dropofl goace. The at-
tached ptayground should be securely fenced and hove
bath sanoy and shaded arezs. Chikdeen’s gamet may de
noisy. 50 @t is edvisable w locate tes whaeca adjacent
houses et bidfered by outbeddings.

CLOSE
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o e
Wz iy
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than p R is espx

sad subgroups such 3 cohausing or esistediving cottag-
2. The dase provides additivasl froatage for deep s
ATTACHED SQUARES

” are green spsces That provid ings lor chic
. bulldings and which ane locased ot the center
jo¢ edge of the squen. Although buldinge may play s part
the spece In lucgely defined by ﬁﬂwmﬂm
S whould be maintained t & higher 106 then

geney -
m»m«p«ug_gmma‘u{:\m

Dl‘-va\'wﬂdimdm
DETACHED SQUARES

Squares detachad on sl siden by roads are partaularly for

mal Sinoe sdiscent bulidings pravide much of the popule-

tion thet vees & public space, detsched aquates ate less

m»um:.«omrmmmm.uw
1 security o

s the [ d bty adiscent cLOSE ATTACHED SGUARCS
windowy. The detached squere remains approiste 3s &

means o0 symbofcsily enh impad oringtite

tons. OPEN SPFACE TYPES
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Open Space Types (continued).
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Building Types

GENERAL

The raditions increment (or platiag lots in North Amarica

ans besa the SO-ft widdthy, This subdaision dimension wae
W«n t for many yess, cresting 25-% rowhouse and

¢ lota, as well as 50, 75-, and 100-ft lots suitabl

k{housu.ﬂow ver, the sdveat of the momobikoddd
& 3ot of Saneasions! that
mumsonwamm.mma..m.\-
crament of athcient padking i the double owat 64 &t

ma&hmmcm.wh ncivaded by four, providas theab-
sotute mmmmub(dlsltmdowsw -
car 1 be parked with add ! room for pay
sage. The minmum side yerd lot i 32 ft The minimum oo
mmwdh(smﬂ.th !ﬁm wptwdesfof
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the kigh paciing of s 7 %/ / 7 ’:’?
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mmw*mmmm“ ardos s 26505’ 2ilee

Four mwna the COURTY ARD BUILDING )

Bosdios Sediieied v marn -.«';"
may be distorted by L HeCTOrk
MWMN mtuummo{h
mmm:dw«nbow.shodd ats0 be axempt from the
disciplne of typa.

COURTYARD BUILDING

 This type of budding occupies sl or most of the sdgasofus
7 jot and defines 0fw of MOGE private Spaces nemally. This
- the cvasturben of types sz itia able ta completely shiekd
- e piivate rashim from the pubitic reala it is comnvonin hot
cRmatex butits attributes ntmhlmmsm
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REAR YARD BUILDING

“This type ol building occupies the front of tte tot, hulf width,

havhgdnwpodmn pnvct q:noo.ﬂusu rela-

tively vrhan type sp for neighborkood and Wwn

wmmbuihaﬁadcdofmﬁu-dc‘dd\cpdbﬁc

908, white the rea¢ elevation may neflect different func- 17/
“rawmhuncdumﬂomdmwsm 7

o owhouse with a rewr Qarden aad /

oididlding. in it commaciat foam, the depth of the resr

mmmnwmlmq'«muamd office //%
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Spatial Definition

Building delinesiss pubic spece in 3 udban satting, Suc-
vessful spetisl definition is schieved when bounding buid:
1gs are-atigned in & discipined and ihe defined
£oece doet ot sxceed s certain heighttanidith ratio.

Algament dccurs when bullding fackdes cooperste to de

ng o [ iy i thie vertical plane o¢
facads, § appendages wuch o3 porches, bisiconies, bey win-
dows, and logoias do cot oblé te the dece of

A
N
~

tior shoouing sreets dhat must compste wid chooo! : v /
maw"m&wm"w;x 77 Z . Z %7 %
plenting m an shemative. Trees 3Rg ; S
1 thoroughfres .

akgned for spatist enclo- ‘ ®ATIO (36 °

NOMENCLATURE Y
THE FRONTAGE LINE 9,’ ¢
o e ses o ’/ | '
:Mdhwau\hefm: sonss of ) S :

place .

FAGADE

SETRACK

The 4. & b froatage e and s fa-
cade ac @ fot fine sad an slevation

BUILDING HEIGHT

Tha defined Smit © e vectical excant of & bulding. The ‘F
building height should Se stated 82 & number of stodes,
radver thaa 3 preacribed Simension, This prevents the com- N 1 N
Son of 3 1 celing heights. t w4l buidinge, the : X
1
]
(
i
]

hasght mury Sve deternuned by density aad view snd not by “a
mmxdmﬁdwﬁmd&d\mm ~

Rzé_s_ss LINE : ~
A fine grascebed for the full widkh of the facade, sbove s : v .
wetvich the facade i sei back The recest fine effectively de- ”
fines the saclosars of pubbc sgac. ks location is deter - W 77

competiility average henglht of existing buidings. . ’

or provision for deyhghtng & the strestfevel BY LANDSCAPING
TRANSITION LINE
Ammibrcwmmmumtm.w
by a variation of matedist or by » fimited projection such s
& comica or & belooty. The tranaron divides the fs- FRONTAGELIE

, P Q shopt end g to vary over time
withowut destroying he oversit composition, / BULONG HEGHT

e
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bhgesgl e s o o e
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Landscape Types

GENERAL
The urban fandscape is » set of interdependent ek

that creates a conitolied sense of place. ft includes thor-
aughiare type, buiking trpe, frontage type. end the form
and disposition of tsadscape.

Public lyadecaging pleys many roles above sad bayond
thatof omamantation:

1. To correct inadequacies of spstisd dafinition caused by
adges usually teduces the hepieto-width rato of the

teoet speca. Gads of trees are waad to filf gags left by un-
built fats and suriace parking.

2. Vo adjust the mwicr 18 by providing the sppropriate
Teval of shade of gt for sed sidewaltks. For thoe

ghL inaing ¢ 52, tvis may ivolve the use of
swpavrweical plantng.

| 3. To support tha intended urbaa or rurel character of the A /////

4. Taoreate 8 plassing visal wion, beag condlul o
maskthe sesthetic tedurs of certain buildingt ss watl st
teveal the Consis of changes of sach
'S. Tacreste & hermonows whols of sgecifia character by
. Snating Gubie snd privite planting: i shavkd
vary, HEBAce 3 gasta. buta & & adt inco-
Rargot coNectiie of seckmand Nat tas should pre
doenitats to reduce e, wak an emphasis on
208cies That sugpodt widife ible with humasa sée
demtent
RURAL ROAD
This type is spgmopiiate fof buldiqgs et the sdges ol the
-‘._p‘: ‘,‘:"“‘:v ds andgreant LJ""’.‘""’
public planfng tree species should be episodic.
RESIDENTIAL ROAD

n fgnenent S s may esaderand bs o
‘one side of the road only. Rosds are detetled with open
wiles. snd, where ible. dretnege iy through o 4
Bon

RESIDENTIAL STREET
This type is

Poroprate for residential buidings ot neigt
bachaod snd tovm centers. Tress are in continuous plant-
L s
X P@utﬁuﬁc,s:mdw«huudvﬂos\mtA

¢  neosesacy to avoid buddin
e e e e b

COMMERCIAL STREEY

This type s appropdate for { buddings ot neigh-
bortvood end town csnsers. Trees sre confined by individu-
ol planting sreas, creating & sdewalk of s width
wich ey dating strewt furoi Plant & single -
dpucius of wee In snady slignment. Clear frunks and high
canopies we 0 avoid interfersnce with shop-
frontsignage sad ewnings. Strests are detaed with raised

curbe with closed storms drainage. -
3

AVENUE
This type is appeapriate for approach t:‘uw:
The genucsl panciols is 2 thoroughlare of fnited tength,

& substeatel planted median. At town centwcs. the
medien may be wide enough 0 hold monuments snd even

0 residentisl sreas. the medisa may be placted
nensralisticelly to a parkway oc green,
for

hiah. oy th

This type is apprope high ghfaces at
asighborhcad edges. The detalling is similar to thet of a
commeorcial sreat, The effect of the medians is to sagre-
Quta the slovwer tr3fic and perking sctimity, at the edgas.
feaen theough traffic, 31 the center.

o e n e dan e s am e

AVENUE BOULEVARD

TA



Thoroughfare Nomenclature

GENERAL
Th hi: are vrk d with two sari

and the super slavation of the ment Character sefers
a vaiety of buiiding Types Ch: i plyysicath

istad buiding. o . 3
aad Bndscapd types and sidewak width.

avare ad {y describes the bina
and ch ¥ 10 creats true uchand
NOMENCLATURE

HIGHWAY: A longdistenca, medium spaed wehicular
eoridor that y should ba

vah
P A

fatively true of & o, drivewarvs, sod adj
bl A

buiidings; otherwise R beoormes & Kip, which intederes
with raffic flow.

EXPRESSWAY: A high speed Nghway wih intersec
tions replaced by grade 2

PARKWAY: A highway desaned with newcaistic fens

ROADS, LANES, PATHS

scaging,. partafty v‘wl‘h'-gtv&‘k.ndvuw-
ing madian.

80{_)!.2:::10: A loag-diatanos, medium spead vetwcslar
L T oot ; "
by parafiei parking. wide sidewaiks, or 3ide medians plant
od with trees. Buildings umitomuly ine the sdges.
AVENUE: A shorvde e 3peed

that trevecses a6 urben sces. Uniks o bosdevard, s axis i3
tecerinawd by 2 oivic building or monument, An avenue
meybe id 26 o ly ok d ey Are
{ated tacm is silie, » rursl weende spatialiy defived by ees
sfigned on sithar side but devoid of buldmge dnept at the
termirnisd

DRIVE: A deive definec the edge between an urban and »
natural condition, elong 3 watedfront pack, or
promontocy. One side of the dive has the rben charactsr
of g boubevacd, with sidewslk snd huldings, wiide the ocv
oc hia i quskitio of a peclovay. with natucalistic plaating
#0d rurel detading.

STREET: A smaitscale, low speed Yocal eomm:tof:
shope, spectmen

on short sethecks

ROAD: A ssliacale, ow tpeed oonnacior, Roads pro-
vide frontege lor fty buildings tud aa houses. A
rasd tends to b fural in chacacter with opan aurbe, aption-
P o lanting, & - sidevealks, and
huilfings set well back. The rurel road has no curbs end is
ilzﬁ"-_.m.~_ o
natad building satbacka

ALLEY: A narrow acoess route servicing the rest of budd-
@gs 04 3 sreet. Alevs have no sidewalke, andscaping. o0
mmmmwwu‘@umm.?

LANE: A narow acoess route behind houses oa s road.
Laras ace rucal in cheracter, with & asmow stiig of paving
at the center o no paving. Whils lanes may not be neces
sary with &ynﬂqaddm\hi_vmtﬂw“f«w

eemmodating une, cing the pavacy of cewe
yards. and provideng play sreas for chidren,

PASSAGE: A vecy nacrow. pedestrian-anly connector cut
g b s Pe. h >

" o ¥ proriide
Mwwguwm‘mmwﬁh

strwat fro g snd ined by
shapfirones. ) ;

PATH; A vacy pedestion and bicycle
mm‘ﬁtuu tha open country. Paths shouid

) Bicycle pachs are noce
sa3iry along Wighrwayi but ace M(mﬂdwmﬂ«:cm

MORE RURAL

2, ftreets, snd roads, whers siawer traffic allows
sharing of the whiculsr lenes,

s o indiidual

STREETS. ALLEYS. PASSAGES

MORE URBAN



- Thoroughfare Types

STREEY

S0 ROW
MINOR STREET

P

7

W ROW

ALLEY
3

ROW

PASSAGE

GENERAL
Capacity ead cha

The sades is bext tegarded in paire keeping the rightot

way wagth each par W One TYPe it
sblain wo ways one for 2 relatively rucal ion and an-
othver suitable for 8 mone urbsa condition.
BOULEVARD HIGHWAY
2560MPH1 DESIGN SPEED ¥5-55 MPH
SOET NN CENTERLINE RADIUS | 166800 FT
1SFT CURBRETURNRADIUS | 3SFT
0SEC [PECESTRANCAOSSTIME! N/A
ALWAYS | ONSYREETPARIING | NEVER
CLOSED ORAINAGE . OPEN
MANSTREET . AVENUE
025me | oesiNsree | 35as M

GOFT — JMiN. CENTERLINE RADKSS p&s?t
TSET | CURBREVUANRADASS | 25

MORE URBAN

1256C  |PEDESTRANCROSS TME! 15 SEC
ADWAYS | ONSTREET PARKING | ALWAYS'
Q0SED DRAINAGE QPEN/
LOSED
STREET ROAD
0I5MPH | DESIGNSPEED 2535 MPH ot zm@
SOFT  [MI CERTERLMERADIS | 166 FT %77/777 AT
15FT CURE BETURNRADRIS | 26¥T H‘ ’, i ia
17560 |PEDESTRIANCAOSS TIME | 8.5 560 Tw 2 WS
ALWAYS | ONSTREETPARKING | USUALLY sorow
CLOSED GRAINAGE OPEN/ ROAD
. C1LOSED
MINOR STREET RURAL ROAD
zo-zsm[ DESIGN SPEED | 25-36 MPH
$OFT  [MALCENTERLRERADIUS ] 105 FT zuw—s@
T6FT | CURGRETURNFADIUS | 20 FT I
85SEC | PEDESTRIANCROSSTRVE | 13 S€C
AWAYS | ONSTREETPARONG | NEVER S owa
. . SO ROW
CLOSED DRAMAGE OPEN
~ RURAL ROAD
ALLEY LANE
WA [ DESIGN SPEED N/A
WA [MIN CENTERUINE RADKSS | - N/A
57 CURS AETURN RADIIS | 20 FT
$ASEC |PEDESTRIAN CROSS TME | - 35 SEC 7z
USURLLY" | ONSTREETPARKING | USUAILY b
CLOSEDY ommee oo resuw
, © UROW
LANG
PASSAGE PATH
WA OESIGN SPEED 773
WA [MINCENTERUNERADNS| 4OFT
N/A CURD RETURN RADILS &FT
4SSEC |PEDESTRIANCROSSTWE | 4.8 SEC
- - 7 s
NEVER ONSTREET PARKING NEVER o v
CLOSED ORAINAGE OPEN PATH
* Not striped

MORE RURAL
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Transit Oriented Development Concepts

INTROOUCTION :

The waditional asighborhood development (TND} ordi-
nance produces COMpact mixedrse. padestrian fendly

ities. X can be k pocated in municipal 2oning
i us ua oveday O¢ ¥3 2 .38, digtaict, It 8 o
tended 1 ensune tha following conventians
Teaditioas] Aeighborhioods share the following ch

1. The neighboarhood's ares is timited 1> what cxn be tre-
versad inz 10-minute wak.

2 Residsncos, shops, workplaces, and ¢ivie busldings ace
Jocated in close peoximity.

3. Ahiessrchy of strests serves the pedastrian and the su-
tomobde equitably. :

G.NMW&MW@MMMMYM
forrrad social activity and recrestion.

5. Private buddings form & clear wdge, deinesting the
stiset sOace. .

8. Civic buildi in ity of the aeighb

9

biy for 30cial, Cuttural

the id

Tradtionsl neighbochoads pursue oertain social objec
N .

1. To provide tha sidedy snd the young with indepeadencs
of movement by eatmg most dady activities within
walking dstance

2 To minimize traflic congestion and kit road construc-
son by recucing the number and Hngth of sutcmabile
rpe

3. To make public wansit 9 viabie altemative 1o the sutomo-
bide tv izing appropriste budding deasits

& To help St2ens come ta keow each other 3nd (o wach
avec ek collective sacurity by pioviding publc spuces
wch pestreals and IQUETeS

$. Ta lategrats 8ge 30d.40000MK tiesset and farm the
hands of an sutheantic tomaunity by providng s ful
. rangeof housing types vnd workpls

8.To O il inaistives and support the bat
anced evolutica of sodidty by groviding sudsbls civic
teiiRoge

SPECIAL DEFINITIONS

T dma TND ity dilfac in roeading from
sheir ute in comventional zoning grdinences

ARTISANAL USE Premives used for the macurlacturs acd
smoloying

ssie of items that 3re made ¢ oy haandwork
snd/ot tebiemounted slectrical toals and creating na ad-
verse impactbevond its ot

BLOCK: The aggregate of lots and slleys clroumacribed by
public use tracts, generally streets.

BURLDING HEIGHT: The height messured in stories, Asticy
and caived basesnents do 1ot count sgeiast budiag heighc

1 ASSOCIATION: The arganation of cwrers of
lots and bulldingy sssociated under srticlos. The acticles
shalt ceference an spproved master plar: set standacds for
j . ) -. v vy m - By )
for mamtenance on public tractt and provide for the con-
sruction of new civic buddiogs by an angaing special as-
sessTHAL

FACADE The buiding wall psnillel 10 s frontage Yne.
FRONTAGE LINE: The lot kne that avincides with & strest
unet,

GREEN EDGE: A& : TN Seve nding the
neighborhoad proper. The ares shell be presenad in pee
mu&quanmﬂmpﬂmﬂwm«m
flaldy, o &t shall be subdwided into house lots ao smatter
than 20 acres sech.

UMITED LODGING: Residential prenises providing no
more than ¢ight rooms for shorttecm letting and f90d ser
vices bafore noon only.

UMITED OFFICE: Residaatial used for bust

o¢ prot. { services, smploys g 00 coacs than four fulk
time employees, ane of whom must be the owner,

LOT: A saparstely platted poction of land hald privately.

MEETING HALL: A building designed {or public by,
conteining at least one room with an sres squivelent to 10

TND LAND ALLOCATION
-
9q ft par dwealing, or 1300 9q it whichaver is graatec,

NEIGHBORIHOOD PROPER: The built-up srws of § TND, -
wmmmand |quares but exchuhing gresa
-

QUTBUILDING: A separate bullding, addisonat o a prince
pal building. sontiguous with tha cese Xt fine, having at
1008 two Rtones snd 3 maximum hatiteble Mes of 450 3q
. Quthwidings auy be resic } eatail units, Outbuild
inge are snampt from bullding cover restrictions or unit
oounts.

PARK; A public: trect naturatistically andscaped. not more
than 10% paved, sad surounded by lota 9a no mare then
SO% of its perimetes.

PROHIEED USES: Uses not penmitted in the mandard
zoning a@uouln,nml.u sutomatic food, drink, snd

03 9 ond any
| That encourages patrons 10 tensin in ther automobies

whilde raceiving goods ar services (excupt sevvice stations).

SHARED PARKING: A pmsking place where day/night or
waeatday/hollday schedules allow the use of parking spac-

o8 by more than one user, resulting n 3 25% reduction of
the recudred tpaces.

SQUARE: A pubic ract. spatisily datined by sumounding

buddings, with frontage on streats 0n ot least two sides.

gommomial uset shall be pernitied o alt sumounding
.

STORY: A hatrtabile level wiltiin & boikding no more thaa 14
tn height tram floar to ceiling.

STREET LAMPS: A ght standerc betvesernt 10 snd 18 1tin
haight equipped with en i ok orenetal hakde light
Tource

STREET TREE: A deciduous tres that tesists rool pressure
and iy of provan viebility, i the fegion widh no lasethan &
in. catipet and 34t Sleat trunk at the Gme of plunting.

STREEY VISTA: The view. tramed by buildings. at the term-
ngion of the axis of & tharoughlare.

TRACT: A saparataly platted portion of land hetd » conv
mon, such as 3 thoroughlare, a square, or a parke



GUIDELINES FOR TRADITIONAL NEIGHBORHOOD DESIGN

LAND USE

LAND ALLOCATION

LOTS AND BUILOINGS

BTREETS ANO PARKING

ALGENERAL: (»} The TND shall be svad-
able 83 30 overlay cptioo lor land devel-
opment in o8 land use end zoning
satagodies except industrisl (b} A TND
requires 8 minsusa parced af 40 contig-
uout acres and 3 maximum of 200
scres.Larger parceis shallbe develoned
asmultipleceighborhoods with sechin-
Ty L: to the provisk of
the TND.

BI1.GENERAL: (a) Svmda( lmd uu cnloqom
face scioss
abut ot rear los lines. (b} The mngo pe
fwveter of all blocks within the nsighbor.
hood does not axceed 1300 ft. For block
facesionger than 500 it an alley or pedes-
trian path provides theough access.

C1.GENERAL: {s) Alitots shars & frontage Bne with

3 sweat or square. {b) The main entcences of
i buildngs sxcept outhuidings are oa s
strael Or Kisre. (¢} Stoops, open colonnades.
ard opan pacches may encroach into the front
smback (d) The sides of buildings at camer
Sots ave simadar to their fronts,

01 GENERAL: {a) All sTeets termvinata at other
straets, {b) Streethightt are provided along aft
thoroughfares at 35- 10 S0t iMervals. {c}
On-sirest patking iz alfowed ‘oo aff foca!
streets. {d] Packing Jois are located bahind oc
baside building tacades. (o) Parking lots and
garages are nol adiacent 10 street intersec-.
Song, civic use lote. or squares snd do natec
cupy tots that termimata 3 visia, {f} Shares
parking reduces local parking requirements.

Bz,mauc (8} A minimurm of 5% of tha naigh-

ares oc 3 acres [whichever is

e} & y a8 d to public

un. MEMWMMN:M:(

loast 00w square, Aot keas Than one screin

sire, dose 10 the center. {c) No portion of

the aeighborfiood is more thea 2000 &t

fram the aquare. (d} At least half the pe-
dmeter of o

£ ) and
- face strests. [¢) AL st & quarter of the
Y o »

® golt
greeabelts, and ather astural amenites
(ace streets.

C2PUBLIC: (s} Bakanies and open colonnadas

are pecmitted ta sncroach up to S & into thor
oughfares and other tracts. Such encroach-
ments shall be protected by sasemenis

D2.PuBLC: (o) Padunq shared batwaen pubic
and private uses is

A3.C0MNC h)c«mwww

mwchunmwhdgm-

dacesis “bt"’

BSGVQ hlAmmde‘bo‘lbcm
&)

postafficas, schoots, child cere ¢4
clublouses, religioue bulldwigs: (6cre-

Civic k within or adje 10 squares
mm«u:mmam
wiste. (dE:d:mﬁtha'm
e of ooe mun«imcﬂd
cave tacifity.

CA.CVIC: () Civic tusldings have 0o haight or set-

BI.CIVIC: (3) The majority (75%) ol the off-strees
parking for cvic ttacutes i behind the
buiings

| weviganal,
m-«:. NA! sast 26 of the
wmmsmabdh-mdcﬁ-
Gat wwe.

B4.COMMERCIAL: {a] A cicicrum of 2% end
umq’ﬁ‘dh
e s dosig ciat uve. (b)
Comumercial Jots have v maxdmuin kont-
md%lk.{dﬂmmo‘balou
may be consok © & single
buikdfing.

CA.COMMERCIAL: {4) Buldings we buikoutto s

srinércrurn of 0% of their koatage ot the front
206 fve. (B} Bulldings have na tequiced sie

Mooumam (o) Lots front sowets no

more than Tour lenes wide: pecellel parkng

beck from the side lat ines. {c} Buildings do
nct exoeed four stxdes n height and are ro
faes thion two stoties in haight. When fronting
& square. buldngs ace no fecs than theee sto-
s in height, (d} Bullding coverage daes not
axceed 0% of tive lot scex

aovd sidewratks taini 15 & wide. (b} Rear
tot Bres coincide with sn alley. (<} Sireets
tnce ouche veith & chifius st intarsectians 51 S
w15 ft {d} Sereet trees are sfigned on both
sides of the straet at 35- w S04 intervats:
whan open colondades are (ovided. ~o
Sireet trees e {4} The major
{75%) of the oifstreat packing i behind the
buildings. .

Asmmnesowrw.mcomw

BE.HIGH RESIDENTIAL: {s) A miniwen of
ZOSmdlmuimumo(Mdmomiqh-

m(b]Aldmcbuidngmnabm
e ground foor is designuted lor rese-

dential use. (c) Outbuildings are permit-
wd

bodhoad aces i & d for high resi-
dential ysa, (b} High residantisl btshave s
maximum froatage of 16 L {c} A maxi-
mum of eightiots may be consolidated for
the parpose of constructing s single build-
ng cantsining one Of mfore residential
urits,

CS HIGH RESIDENTIAL: (3] Baldings ass budt ot

K & epininume of 70% of their frontage, st a
contauous shgnment no further duaa 10 R
from the frontage kne. (b} Buildings have no
requited setback fiom side kot lines. {c} Buid-
nGs do not excaed four stories n height and,
when fronting a square, ére no less than these
Horles in helght () Bulding coverage daes
Aot exceed S0% of the ot srea.

osueumstmwuufmtm»o !

rking and sidewaiks mind 15 ft wide.
msmmesammw&sduol
wireets at 35- to SO0t intervats, (c) Rear lot
faes coincide with an altey. (d) Afl ofatreet
paniiag i behind the buildings.

AS LOW RESIDENTIAL: (a) Contains build-
ings for resicential uses, including ert
studios, knited offices, Ervited lodging,
and the e, (6} All of the bullding wea

B8.LOW RESIDENTIAL: (3} A maimum of

CGLOWRESDEN“N_ (2} Buildings sre built out

0% of the neighborhvaod area is desig:
odloﬂowrudonulm (bilotshave s

sbires the ground floor is designatedfor
residential use. {c} Outb uildinngs are per
mitted.

frontage of 64 (L {c] A maxit-
rram of two ots tray b contobdated lor
the pucpase of consucting a singhe build-
ing.

oA 4% of thew frontage at 3 con~
mw:mmm%ﬁhm
e frontage ine. (b} Side setbacks sre no less
han 10 ft in apgragate end mey be sllocated
10 666 tide. Buidings ote set back noless than
20 & from the resr lot Bne_ Outbuildings have
a0 required setback. (c) Buildings do not ex-
ceed dued In height. (d) Building

DBLOW AESIDENTIAL: {a} Lots front roads no

mave than two lanes wide with optional par
aliel parking and sidewstics minimum € It
wide. (b} Streot tress are inxalled o0 both
wides ol the sreet a2 no mocw than 504t inter
wals. () Rear Igt fines mdy concide with an
aftey. (d} Al off-street pavking & W the side or
raar of the buikfing Whaere acosss is thraugh

2ge does not excaed SO% of the lot ares.

e frontage, greages of carports ane located
2 evinimum of 20 frhehind the facads.

AT WORKPUACE: (9] Contatns buildings for
[ ] nn:h as cupuu« cﬂ'-:q. fight lae
dusuy, & & e
trva, and the Ske.

BT WORKPLALE: {s) Arnnivwm ol 2% and s
maxireum of 30% of the neighborhood
araa is designated for wordplace use. (b)
Lots heve » masmum frontage of 64 ft
{c] A saximum of lour lots may be consod
idated for the purpose of constructing 8

C7 WORKPLACE: (a) Buidings are buil oyt to »

mlionam O 70% of their frontage 3ta contin-
uaus aligament ao further then 10 it from the
frontage fine.. (b Buidings have na setbacks
froe side of tear fot fines. (c) Buikfings da not
woeed dwee siodes m height (d) Bulding
ooverage does not exceed 70% of the lot area.
o} Lots sre secartted from other 1se types at
the side and reac (ot Tnes by s wall of batween
3and 8 fthigh,

D‘IWORICKACE u)l.vummnum

A truck wsific.
MSmnum afigriad on both sides of
the streat 3t 35- 10 SO-ftintenvals, {c)Rearior
Tnes coincide with s slley. (d) AR offstreet
parking it 10 the sids or resr of the buiding.



PROJECT PHOTO ALBUM (IN PROGRESS)

This is where, as other projects are identified by the commission, they are added to the
portfolio. This should include plat maps if available, and specific photos of innovative
design principles. . ' »

These are samples of developments that are “good”

~71



& World Idea Networks
CASE STUDY LIBRARY

Playa Vista is the City of Los
Angeles’ largest urban infill
development by far, a 1087-
acre, compact.and mixed-use
new town. ‘The most notable
fact is. not that the site will
accommodate 28, 000 people
‘in the mxdst of one of the

Res. SUeetscépe Ratio1:3

e e e e — e ———————— ————

1 T-~-._ AtRecommended Limit (1:1 ideal)

-

Former Howard Hughes Aircraft site C15R4fei T Tsst T 6 4R 151

Note four of the six neighborhoods; the marina, the village center, office park (site of Spielberg's Dreamworks studio, and wetiands. -

1/4 mile radius ) Village Center NI
Max walkingdist. -~ 7 Reslidential Over Retait
EaasE " - Residential (]

Community/Civic Tl




Land OwnerlDeveloper
Maguue Thomas Partners, .
Nelsoni Rising, Partner-in-Charge
Doug Gardner, Project Manager
(310) 8224)074

Design Firms:

- Legoretta Arquitectos, Moore
Ruble Yudell, Hanna-Olin,

Elizabeth Moule and Stefanos

Polyzoides, Duany-Plater Zyberk

Primary Consultants:

Psomas and Associates {civil
engineering), Barton-Aschman
Associates, Inc. (transportation)
Latham & Watkins, attomeys
Sharon Lockhart (environmental
counselor) June Kailes & Bill
Jordan (disability consuitants)

Improving Our
‘Health

Including

Sustaining Our

| Children/Youth

Environment

Bridging the Inequality. Gap .
The office/motion picture park will provide thousands of jobs, with basic/affordable housing a walk away.

Creating Dlversny
Housing units xange from under 600 sq.fi. to over 3000 5q: ft., ‘districts’ and open space are dlspersed

Utilizing Mlxed Use ) S
Each nclghborhood wﬂl have a park surrounded by civic, cultmal, retaxl and resxdennal-over-retml buﬂdmgs

 Designed for Pedestrlans .
y Narrow streets were hard foughL Smaller blocks trees, promenadcs and mxxed-use suppon wa]kmg

. nearby uzens worked wuh
! the dcveloper 10 change the commercial zon-
n {-mgtoonethatmpponeda mixed-use, walka-
-ble commumity and preserved the wetlands.

To convey these principles into a master plan,
the developer hired a team of leading design-
ers and engineers with extensive experience
in mixed-use and pedestrian-oriented com-
munities.

In 1996/1997, Dreamworks SKG, a major
movie studio headlined by Steven Spielberg,
will begin construction on the first phase of
the site where the office park (see map) was
originally planned. '

The greater the number of people in a greater

amount of places, at all hours of the day, the safer.

That is inherent for Playa Vista’s 28,000 people.

Daily routines once requiring a car are now

walkable. Playing fields, patks, and jogging
trails are prevalent.

“Parks and playgrounds are never more than two

blocks away. Teenagers have much greater
access to friends.

Playa Vista accommodates more than twice the
average density of Los Angeles, even including

- half the site as open space.

For case studies of your own project, contact World {dea Networks at (41 5) 957-1203

Vitéi 'sii‘gns o

Populatlon j 28000 '

-~ Densxty :
Gross: 120 Unasmae

Net 45 wm :

Housmg Umts 13,000
RetailOffice 2 miLsqt
.. Open Spacer000 People:
16.7 Acres

¥ Parking Ratio: -

Residential 295

- Office 211000 sf
Retail  5-10/1000 st

4 Hidden Parking: 100 %
Underground, courts

. Neighborhoods: 6+

¥ Street Width:
Residential - 361t
Commercial 44 1t
-Sq. Ft./person:
‘Residential 561
.iOffice 180
" Betail - 21
o Multl Family Housing
Playa Vista: 90+%
-US Average: 33%
Amows suggest direction toward envi-
5 mmental and economic sustalnabiity
Version 1.01
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~ Mizner Patk eveceocnon
). , CASE STUDY LIBRARY .

There are countless stories
of people: visiting Mizner
Park simply because it

cial success has become.a
model for Southeast devel-
- opers. ’

» Half of the apartments were rented before construction. All were leased l_)éfcre epen-

ing day. Rooms facing the public square were filled before those with an ocean view. Streetscape Ratio 1:4
- o , . (1+:1 ideal, 1:3 max)
) * The restaurants and theater complex are among the top-grossing outlets in their S

respective national chains. Average general retail sales continue at over $400/stAyr. Although the rafio is beyond

. . the recommended limit, road

* The developer’s plans are city approved 8 months after purchase. The project opens paving is very minimal (see map).
fully leased 23 months later. : L
. Apartmants Over Retail

110 mile radius
About two blocks o Townhomes

Tower

) = Residential Over Retail

I Office Over Retalil
74 Residentlal
I AMC Mutltiplex 8 Theater

= monTH

—



B3 Building a Sense of Commumty
Attracting over a million visitors yearly, Mizner Park has become the focal’ point for ywr-round public events.

R Redefining “Conventional Wisdom™
The retail has no anenal vxsibnlny, residents live above the stores, office space is not monumentally dlsunct ¢

Creating Dlverslty, L |

Cdﬁtacts |

Developer: _ T.,_28,7 '
Crocker & Company , »_ _ 480 -
433 Plaza Real, Suite 335 . : mixed-use oemplex. ‘the o7
Boca Raton, FL 33432 Crockcr&Co boughtﬂleland,soldlttoﬂx: T
(407) 362-0606 city, then leased part of it. ' ADenSItyNetmsMcre 27
| Boca r 1988, June- A private developer, Crocker & “~ Open Space 67%
Clty of Raton: Co. purchases the land, aware of the city’s T Ylﬂl('dsgsmng
Community Redevelop. Agency intentions. After negotiations, the City buys the “Rosidertid 100%
(407) 393-7700 - land for $58 million through tax increment . Retad 8%
. ) financing and agrees to lease the land back to s
Design Firm: . Crocker & Co. at $280 OOOIyr fof ten years. ¥ Pa _‘,“9 Ratios:”
Cooper Cary & Associates . 'Residentia: - 175
(202) 986-0130 ) 1989, January- Crocker & Co. and the city ‘hold "
Commercaa! 1/350 sf
a referendum fo determine commumty support. . -
Lender: _ - Overwhelming support results in a develop- v squafe F°°tage v
Teacher's Insurance Annuity Co. ment oonm the tiext month. ‘ : - Res:dentlal 272 000
: 1991 Janua:y The project opens, subsequently o g?ﬁi g ggg
beoommgamodelofﬁnanmalmmoms ) R Al ton
_ - Costs (n mitions) o
l;a\g"gg M:zner Park s grand promenade of people serves as the " 2::: |mpr0veme' : ::58
» Safety st eff h tructi '
most effective andleast costly24 hr. watchforce. - Cons on . .$53
Improving Our ., of Mizner Park is pedestrian only. The infu- ' Rent (monthly 1991)
Health - sionof activities fosters a healthy social network. ' R&Gldentlal
' : ' 1BR—1 BA  $745850
z . . 3BR-2BA $1400
. Acoo-mmodatmg Children, youth, and the elderly alike thrive in an environ- Retail $2-2.50 st
Children ment where activities are accessible without driving. Office $1-1.20 sf
-Sustaining Our  “The average density of Boca Raton is 2428 people/ 5q. m m;m“@%
Environment mi. Mizner Park averages 10,700 with 67% open space.
For case studies of your own project, contact World idea Networks at (415) 957-1203

Version 1.01
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Midtown (Center)

* & World Idea Networks
Lakelands '

CASE STUDY LIBRARY

receive significant publicity
as a newly built example of

E developmenit. 1
E * being finalized for Midtown,
E 2 much more compact and
mixed-use tos er

1/4 mile radius )

Gius | * Big box retail
5 minute walk_ ;

“future infil.

« Neighborhood centers (4) are strongly identified
through axal vistas terminating at squares and buildings.

parking lots are street block sized'for for

Streetscape Ratio 1:2+
Good (1:1 ideal, 1:3 max’

. nax)

* During 1993, the project achieved
the highest sales in the county.

» After one model hillside home was
buitt (photo above) with no front
street for cars, the entire row was
sold in three weeks.

: ' Near 1:1 with rees
setback0-20° 4 & 28f 6 4 020 -

~

Kentlands continues to

‘traditional peighborhood

U



Kentlands Info Center:
(301) 948-8353

Great Seneca Develop. Coip.
(Chevy Chase Fed. Sav. Bank

" Architectral D" tail& Div

8 Homeowner Diver snty
Within one typical block, lxvmg units sell between $120 00 - $600,0007, from 750 sq.ft. to over 5000 sq.ft

‘ érS|ty

Bridging the Inequahty Gap = Can a person makmg $8/r. live in Kentlands?
f Ina $600/mo. cottage with a nearby Job no car, and no debt in a tight-knit commumty many people would.

, wud&&'Sueetsmaybavefved:ffexentbuﬂdets,wvolthreestmw,b\nsamesethack ;

V‘tal Stgns

CAcreage: . 352

- ,:;Populatxoh;-f-‘ 2500 Pht
.Densﬁy‘

G‘ross ‘4.7 UnitstAcre

: apub

: . t 70 its/Acte .
Chevy Chase MD & - e bt
301 986-6000 by the City, ndt by the citizens. Clty adopts Housmg Units:  ~1500
- . ' plan latér that same year. " Retail/Office 2 mi.sqft
eloperlConwltant. .
N Desi In 1991,Chevy Chase undertakes mutual Park_m“m f"”"‘e' 27
Tladmcnal AL elgxeb;hgsd Inc. s foreclosure in midst of deep recession and Parking Ratio:
(’°;S°P“ " ol ) S&L bailout Alfandre is retained as consul- Residential 20
1355 Piccard Dr. Ste tant and continues to build homes on site. Commercial 511000 s
Rockville MD 20855 . . Hidden Parking: 100 %
(301) 738-0287 1991-1994 800 homes sold mostly on a con-- Parking courts and alleys
- tract basis with smaller builders. .
Town Planner: : Neighborhoods: 5
7 OPD) 1997-1998 . Construction of Lakelands, 2000 _
3Dmm;.¥; Tater m’ bee‘k | units, 400 actes, to share Midtown. _ Costs (in millions)
Gaithersburg, MD 20878 1998 Expected completion of Midtown. Site: $40.0
(301) 348623

Site Improv..  $20.0

Construction: $20 -
(rec center, school, childcare) .

Soft Costs: $5.0
(Lender is developer, low rates)

’ PrOVIdmg Kentlands front doors open onto véry visible pub-
Public Safety licstreets and greens, usually active with people.

Sales
The nelghborhood encourages walking, de-empha— 477 Single-family det.
sizes traffic, and is surrounded by open space. - 1200-6000 sq.ft.
. $275,000-$500,000
378 Townhomes
InclUfflng A Parks and playgrounds are never more thana * “ hun- 1200-3000 sq.ft.
Childre_n dred yards away Pedestnan streets are safer for kids. $215,400-$319,900
560 Condominiums
. 1 1400 sq.tt
Sustaining Our Compact development conserves land as well as 000- . $126,990
Environment  enetsy: Wetlands and lakes are preserved. 240 Apartments
| 650-1200 sqtt
$815-1385 rent

For case studies af-your own project, contact World idea Networks at (415) 957-1203 Version 1.01



. The Crossings  ..ossms

-

The Crossings is a true
transit-oriented develap-
ment, prompting the relo-
cation of an existing low- -
density train stop to the
compact neighborhood
and providing over 700
people with ‘an'average -
200 yard walk to' S.F..
Bay-Area accessibility

Streetscape Ratio 1:2.1
. i Good (1:1ideal, 1:3 max)) ;
* The housing units were the fastest selling in the region. . e e L T PR -
» Higher densities, narrow streets, hidden parking, and mixed uses are
unique to the city, yet are the key selling points for the residents. The
word ‘convenient’ is most often mentioned in interviews. ‘

e Construction beaan less than five months after the architect was hired. 5 d

1/4 mile radius

Max. walking dist.  Vreain Station 1/10 mile radius
mTownhomes‘
e ' - -

av

Demolished:

Suburban ‘island’
shopping mall
' N i
s Row Houses |3
.gaé'—""v‘ .
=7\ il
- Warket
T A . -
. ‘Q 18 - e ey v AN
The New Transit- 11~ I o= SN e _ Retail
Oriented Neighborhood | % i T b3

R

—7%



integrating Affordable Housing
80% of the homes are below the median home price in the city.

Designed for Pedestrians -
Al residential parking is hidden, blocks are short, and front porches welcome neighbors.

Citizen Involvement . s
The nexghborhood became a quick reahty throuohthe collaborauon of the developer the Clty, and its emzens ,

& Creating Dnversuty

Affordable housmo a24hr. concentxanon of people (resxdents) a walkable envuonmem, short blocks. and pri-
‘mary uses (the parks market, and transit statxon) all promote d1vexslty ~Jane Jacobs, urban author

City of Mountain View: | "Case‘"H iétbry

Ken Alsman, Planning Director ~

| »Vntal Slgns

. Aftcr the mai t'alled ﬁnancmlly, the Clty | 'Acreag o | 18
Michael Percy, Project Manager ‘a8 2 : T ey
' (415) 9036306 Poputation: 20
: W Housmg Units: . 360
Developer:. ..s.Densnty UnisiAce: 20
ge [\)zx;bpmem fies were vital To supporﬁﬁa transit . Parks Awes/iooo People: 4’
ris man,
. Project Manager TPG Development purchased the site and h Stre?t Vdth: 281
3 (415) 917 ;0925 ' proposed a high«density,_ mixed-use master - Hidden Parking: 100 %
S plan. The City rejected this proposal for its * Altached: Underground
Architect/Urban Designer: lack of social and transit planning. The City Single-famity: Behind Home
Calthorpe & Associates recommended Calthorpe & Associates, the ¥ Parking Ratios:
Peter Calthorpe, Dan Solomon, develqper agreed, and the City Council Single-family: 20
Matt Taecker, Gary Strang, approved the plan five months later. Townhouses: 24
Patricia McBrayer As of 1996, the single-family and townhouse Apartments: 1.4
(510) 548-6800 phases were completed and sold. Square Footage
Retail: 5000
(7.0 sq.ft./person)
Grocery: -42,000

. Providing Safe places require: 24 hr. ‘eyes on the street’, clearly

walkable environment. and primary uses (the parks,
market, and transit station) all promote diversity.

For case studies of your own project, contact World ldea Networks at (415) 957-1203

Public Safety defined publi streets with no dead ends,sreetlghting, M;‘h'" Family Housing -
» and strong building entry visibility to neighbors. U;ﬁgggs g;:
Housing Types
improving Our Physically, residents can walk to most amenities. sin gle-?amily: " 103
H e alth Mentally, they may benefit from a community-orient- Townhomes: . 30
: ed environment de-emphasizing auto-related stress. Row Houses: 99
: S Apartments: 128
) Accommodating  Playgrounds iin; nev:(; m:r;a than twfo bl;iocks axlav_ay . Sales
: and continuously used. ‘A day care facility is planne . -
Children The project attracts more families than expected. Single-Family:
Labe bt ; ~$300,000
Townhouses:
3 Sustaining Our Affordable housing, a concentration of residents, a ~$120,000

Arows suggest direction toward envr
ronmental and economic sustainabilty

Version 1.01



Uptown Distrie

€ World Idea Networks 1

CASE STUDY LIBRARY.

* All housing units were leased within three months of operation.
* The supermarket opened just two years after the City of San Diego issued the RFP.

* Uptown District is Ralph's highest grossing supermarket in its cham exceeding revenue
projections by 25-30 peroent However, the other retail mix needs reevaluation.

Former Sears strip
mall center.

1/10 mile radius
About two blocks

The new neighborhood
integrating big box retait

Uptown District .is a

major precedent for infill

urban development: It
replaces a strip-mall, is

high-density 43 unitsfacre -

in the middle of 4n-upper
middle-class neighbor-

retail, and its fevs:denual

I Retall
#% Residential
BN Mixed Use

R Community

RN - R LTS

i o o s . o oo . ottt |

(e

v (¢

et

v ooy

pommm g
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—

Building a Sense of Community :
Residents share a community center, pool, and courtyards. On site cafes make for English pub-type gatherings.

B Human-scaling Blg Box Retail v
s A row ofshops fr, ing the42,500 sfgrocery store 40% undergroundparkmg and supportedby mlxed -use.

‘Desigiied for: Pedestnans

Contacts

: 'V'tal Slgns
City of San Diego: Acreage].. 14
Michael Stepner .. Population: ~600
- Project Manager - 31
(619) 236-7195 Hotsing Units:  * 318
. Density unssiacee: 43
Developer: -] o Hldden Parkmg ~
Thelan Retail 40%
(61 9) 4570911 1987- A two developer joint venture is chosen . o
by REP. Because of its investment, the city ¥ Parking Ratios:
Architect/Urban Designer: fast-tracks the project, faster than the developer R‘”‘de““‘f‘"_ ] 1282523
SGPA Architecture and " desires! _ Commercial: sf
Planning ) 1989- While the supermarket and housing ' Square Footage
Lorimar-Case (Housing) opened to success, retail has been slow, Residential 304,000
Lender: , although 70% is leased after 3 months. The grelall: "igg
. - pedestrian-oriented retail does not have a sub- : ocery- ’
Great America Savings Bank stantial counterpart base of pedestrian-oriented B :
* residents (600) within an auto-oriented suburb. Costs (in millions)
B Site: $12.1 (1986)
Providing Uptown's layout is very clear and simple, allowing good - Construction: $66
. visibility among neighbors at all hours. Restaurants and :
‘PUbllC Safety the market provide round the clock public activity. Sales (1990)
) Residential ~$100,000
lmpr oving Our Residents are able to do many of their errands on Retail - $2-$3.50 st
_' Heal th foot, reducing auto-related stress. Courtyards and Office $1.85sf

cafes spur frequent neighborly socializing.

. s ) - Arrows suggest direction toward envi-
Accommodaing  LPtoWn's walkable layout serves as excellent playground - |ronmentaland economic sustainaby

Child . territory, surrounded by watchful neighbors, and allowing
' fidren safe social exploring, key to healthy child development.

Sustaining Our If San Diego were of the same compact and balanced
Enwronment layout as the residential and retail areas of Uptown
District, 86% of that land would be open space.

For case studies of your own project, contact World idea Networks at (415) 957-1203 Version 1.01
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- RiverPlace

& World Idea Networks
CASE STUDY LIBRARY

* Housing units have a waiting fist, increasing in value one and a half times faster than othef

Basking on the site of a for-
mer freeway, RiverPlace
has become a local and
tourist destination, aftribut-
able to its well-défined
waterfront promenade Tined
with shops, restaurants and

! : 2 < . ) Streetscape Ratio
Portland properties, offices remain at full occupancy, retailers see increasing sales yearly. co B
= RiverPlace hosts the highest occupancy hotel, the most popular athletic ciub, and the high- ”;ﬁ‘g'i;;‘,‘ﬁ-’;fo;‘;":
est restaurant volumes in the state. ) single entry into the entire
. . L ) o aterfront project.
* Time from submission to City Design Commission to final approval: Six weeks. i
a Phase B | PhasellA | Phasé
/ -
I/
1/10 mile radius
About two blocks i S~ | (I S YT e
tamieradivs

Max. walking dist. /.-~ d v

f v

B Residential Over Retail
#l Office

3 Residential
New Townhouses
M Community

I

‘ 3



Building a Sense of Community |
d RiverPlace residents are quick to tell people they live there. It’s strong identity attracts the city’s major events.

The Village: Square
A U.S. rarity, RiverPlace’s square isan esplanade, lmcd with shops, restaurants a hotel and outdoor seatmg

| Redefining ‘Conventlonal Wtsdom - e
B The City demohshed a freeway in the 1970 s to build a ne:ghborhood and park. They are targeung others

Creating Dwersnty : . : :
While RiverPlace lacks a dxvctse populauon (atfordable testaumnlslhousmg) 1ts fmvals are very dlvetse

Contacts
City of Portiand: . S |
- Portland Develop. Commission Populahon 7. 655
503) 823-3254 - -
(503) (unul another fmewayls dismmled.) : g:usng Umis . 448
_ Developer: The Portland Development Commission (PDC) * r;lg; 31 Units/A
. D RS cre
Phase |,. lIA: Comerstone selects Cornerstone Columbia based on manage- - Net 43 Units/Acre
Columbia Development. Co. ment depth, extensive mixed-use experience, and " _a Hidden Parking:
(206) 623-9374 substantial financial credibility. ' Residenial 100
Phase lIB: Trammel Crow The project follows the Clty of Portland’s down- Retail 60%
(206) 828'3093 town guidelines to create pedestrian activity, and the ¥ Parking Ratios:
. . PDC guidelines. One major design issve was monu- Condos: 1/bedrm.
Design Firms: mental visibility, more successfully captured as a Costs (il
Phase I: The Bumgardner village rather than an iconoclastic building, . (-0sts (milions)
Architects, Seattle, WA 1987 Phase Lis completed Site: $156
. Phase ll: GGLO Architects ] P ‘ Construction: $66
(206) 467-5828 - 1991 Phase ITA is completed. - Phasel - R
1995 Phase IIB is completed. 'Condos 190 units

(235000 sf) $15.9

o : T , Hotel 74 units ~ $12.1
Providing Inmnsxcmthemster plam 24-hr mixed-use activity, Offices -$76
; Puulc Safe!y windows lookmg over clmﬂy defined pubhc streets. ~ Retail $5.2

Athletic Club " $7.5
| PhasellA

.:‘WY‘T‘QO" “The adjacent Waterfront Park and athletic ciub are well Apts. 108unis  $95
: Health wed by residents. The soc:al atmosphete is car free. - Phase iB

. " : Twnhs A82units $12.7
) Including Teens and the elderly as well have the same s
Children (walkablhty, transn Ztop on site) as adults - mzﬂ;yr S Sjales (1950) .
: - 1.Bedm. Studio
B . 800sf $85-$125,000
Sustaining Cur The lnpu]atlon demty is 27,000 wop[e/sq mi. wi _th one- - Esplanade 2 Bedrm.
| Environment third open space, five times miaxlandmmpomm ' 1300 st '$200-$215,000

Anows suggest direction toward envt-
ronmental and economic sustainabiity

For case studies of your own project, contact World Idea Networks at (415) §57-1203 Version 1.01



England & World Idea Networks
CASE STUDY LIBRARY

The phﬂosophy of. Pound-
bury has very much to do with

* The first new oommumty in Britain moo:poratmg the pnnc:ples of the Pnnoe of Wa!es
A Vision of Britain.

e A Vision of Britain ten principles molude plaoe response; hterafchy of buildings;-
human scale; harmony; enclosure: defined growth boundaries, squares, courtyards;
traditional materials; decoration, art, signs and lights, and an involved community.

Phase I. Neighborhood square is deéﬂy JE Poundbury development is defined
identifiable by residents. Radial pattern of. 2 .

by black fine. Circled region is
120 degrees is most efficient angle. phase 1 of four. Note the well-

defined urban boundary.

1/4 mile radius
Max. walking dist.

110 -mile radius
About two blocks

bl



A Sense of COmmunity
A well-defined market square at the neighborhood’s center provides a public watering hole and town identity.

Designed for Pedestrians . _
-Roads are narrow, winding and irregular, pleasantly interesting for walking. All parking are behind buildings.

Buiding in Craftsmanship
Vemacular materials of marble, stone, cob, mau:h, brick, and tile used by local builders Worhng over 100 yrs.

Creating Diversity _
20% of housing is deemed for local people, each house is instantly recognizable and distinct, but none domi

City: . Chronology Vital Signs
Duchy of Comwall : :
10 B‘}'c%ngham Gate - -In 1987, the local planning authority, West Acreage: 400
London SW1E 6LA Doiset District Council, selected the Duchy Population:  ~700Pn.1
+44 (0) 171-931-9541 fax . fute oxpansion o accommodat localbous- Housing Units: 240
) ing - Density UntsAce: 20
Master Planner: In 1988, The Prince of Wales appointed the Open Space
Leon Krier architect and urban planner Leon Krier to Acrest1000 People: 27
Development Director: prepare a master plan for the development, - Hidden Parking: 100 %
Andrew Hamilton adding one-third to the existing town of Parking courts and alleys
' - Dorchester (AD3). * Street Width:  ~24
Coordinating Architect: In 1989, the master plan was exhibited at a .
Peterjohn Smyth of the Planning Weekeod atteaded by The Princeof > Neighborhoods: 4
* Percy Thomas Partnershi A Do o afiended by The ’ This projectis Phase |. .
y p Wales at Poundbury Farm (the site) encour- Status: Co ion 50%
WDDC District Architect: aging public participation in the scheme. '
‘David Oliver In 1993, construction began. : i
Amows suggest direction toward eco-
nomic and environmental sustainabiity

- Prov:dmg Public Safety :
England’s Jow crime and violence rates may be related to its tighter, hlgher—densxty community network

nmp’r'oving our Health |
The neighborhood encourages walking, de-emphasizes traffic, and is surrounded by open space.

Accommodating Children
Streets are prioritized for walking, alleys for cars. One-third of the entire 400-acre town will be open space.

Sustaining Our Environment S
Compact developmexit conserves land as well as energy, with Energy Ratings at 8.4/10, the avg. being 3-4.

For case studies of your own project, contact World Idea Networks at (415) 957-1203 Version 1.01
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AAttachme‘nt 6

MEMORANDUM TO PLANNING COMMISSION
FROM: PLANNED DEVELOPMENT REVIEW COMMITTEE
DATE: 5/12/05
RE: , DRAFT COMMITTEE RECOMMENDATIONS

The Planned Development Review Committee has been meeting since April, 2004 to review and
make recommendations regarding changes to ordinances governing planned developmeénts. The committee
met on May 4, 2005 and orally agreed on draft recommendations that the committee wants to discuss with
the planning commission. Due to Morgan Tracy’s absence for his wedding, Gretchen Buehner prepared
minutes and the revised draft of recommendations. Individual committee members may have additional
recommendations. After the meeting with planning commission, the committeé. will meet in early June to
give direction for implementation of committee recommendations into draft ordinances. The committee
plans to meet with City Council with these draft ordinances at the July or August workshop meeting. The
committee appreciates the opportunity to meet with and receive input from the planning commission on the
draft recommendations.

MAIN COMMITTEE RECOMMENDATIONS - applying directly to PC code

1. Create a toolbox of ideas and concepts for Planning Commission and applicants to use to develop and
assess the merits of proposed PD’s. (You have a copy of the draft Morgan prepared before he left).

2. Create a method to transition lot sizes

3. Ensure the new development is consistent with the surrounding neighborhood (to the extent précticable
in light of changing density requirements)

4. Place burden on applicant to demonstrate that a PD is a “better” solution. The developer/applicant
should address how their project achieved the following principles:

Housing stock diversity?

Architectural Detail and Diversity?
Pedestrian Amenities?

Improved Public Safety?

Accommodates Children and/or seniors?
Sustainable Development?

Preservation of significant natural resources?
Integration with the existing neighborhood?

5. Clearly separate the concept from the detail plan.

6. Open space as a mandatory requirement, some éortion to functional for humans.
7. Promote sustainable development, including storm water.

8. Enhance the neighborhood meeting process. |

9. Encourage general additional amenities.
10. Develop standards that will promote walkable nelghborhoods



11. Density as a function of design excellence.

12. Re-zone to reduce density and delete unbuildable land such as CWS facilities from buildable land
survey (see policy recommendations below)

13. Limit Density bonuses.

14. Limit Density transfers.

15. Application should address all ‘of the c;iteria set forth in the tool box

COMMITTEE SIDE RECOMMENDAT TONS - relate to other code provisions or policy issues
1. vEstabliéh a mechanism for collecting a ﬁnding_m open épace acquisition program

a. General Obligation Bonds

b. Local Assessment Districts

c. Create a fee in lieu program for transfers and consolidation of open spaces, don’t use park
SDC’s for park acquisition

2. Establish.an Open Space Network Master Plan to identify general areas where open space. should be
accepted by the city, rather than on an ad hoc basis. Alternatively, create a new zone or pass an ordinance
authorizing either the Planning Commission or Parks Board to decide matters of public land acceptance. If
donating land, the applicant or staff should prepare an estimate of the annual costs associated with
maintenance and insurance for the property. '

3. Revisions to the Tree Code to impose a more specific standard set of protection guidelines

4. Possible revisions to street and utility improvement.section (TDC 18.810) to allow for dther types of
public, and/or develop standards for private streets, such as requiring green private streets.

5. Work with CWS to expand allowable uses in buffer areas on a site specific basis, namely passive
recreation uses such as trails, signs, pedestrian bridges, seating, viewing blinds, observation decks,
handicapped facilities, drinking fountains, picnic tables, interpretative facilities, and similar facilities. Also
work to see if an alternative to fencing off an area can be found to clearly demarcate a sensitive area. Such
ideas could include a road or driveway that separates the lots, low totems, rockery walls, all with
appropriate signage.

6. Include in reports from Planning Coimmission appeals to Council, a summary of deliberations'dﬁring
the hearing. Meeting minutes are insufficient.

7. Open space issues.

a. Look at policy of not accepting dedication of small parcels. All “undisturbed natural areas

should be in public ownership. (No access to site, except for authorized personnel. No

maintenance. This would apply to areas where there are endangered species, which need absolute
~ freedom from any disturbance freedom from any disturbance.

b. Review policy of open space in private v. public.ownership.



¢. Create a zone for open space.
d. Development should not allow density transfers for open space.
e. Open space types

I. Minimal Use Facilities for recreatxon limited to soft-surface trails, which are mlmmally
maintained. No other facilities would be allowed.

ii. Passive Use Recreational Facilities. Facilities for recreational uses related to the
functions and values of an natural area that require limited and low impact site
improvement, including soft-surface trails, signs, pedestrian bridges; seating viewing
blinds, observation decks, handicapped facilities, drmkmg fountains, picnic tables
interpretative facilities and similar facilities.

iii. Active Use Recreational Facilities. Facilities for recreational uses that tend to be more’
organized and/or that require a greater degree of site development and conversion of
natural area, including sports fields, playground equipment, group picnic shelters, hard
surface pathways, permanent restrooms, accessory parking lots and similar facilities.

8, Reduce storm water runoff in PD’s.



LSean Ferzally - Re: Proposed Planned Developmant Code Changes  ~
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Attachment 7
From: "Gary Firestone" <garyf@rcclawyers.com>
To: ' <Sean@tigard-or.gov>
Date: 3/7/2006 11:17:31 AM
Subject: Re: Proposed Planned Development Code Changes
Sean:

1'have both some general comments and some specific comments. One of the general comments
invovles a major change in approach. | will start with the general comments, and then go to the specifics.

General Comments

1. The biggest question | have is whether we want to have the PD be an overlay zone. Some attorneys
have started to claim that application of an overlay is a zone change. Ifitis a zone change, arguably it is
reviewable not just under the CDC, but is subject to review under the Comprehensive Plan. CDC
18.380.030B.1 Also, the City is arguably required to provide notice to DLCD in advance of a zone change.
See OAR 660-018-0020(1). One option is to require a PD plat (with all the restrictions and requirements .
shown on the plat), but not an overlay zone. Also, it seems incongruous to have a Type Il process for that
zone change when the standard is essentially a check for consistency with the detailed development plan.
(I recognize that Type Iif is needed for a zone change). If the City does want a zone change, then | do not
see any reason to keep steps 2 (detailed design plan) and 3 (zone change) separate.

2. There are substantive inconsinstencies throughout, mostly relating to procedure. One of the reasons
for the inconsistencies is that there are redundancies. Section 18.350.020 is entitled "Process" and
Section 18.350.030 is entitled "Administrative Provisions" which is another way of saying the same thing. |
think these two section can be combined and some of the redundancy eliminated. One example of an
inconsistency is between 18.350.020C, which states that detailed development plan shall be processed by
at Type Il procedures, while 18.350.030B and 18.250.050A both state that this will be a Type Il procedure.
To repeat my original comment, it seems strange (at best) to require three Type Il procedures.

3. The draft code revision is inconsistent in terminology. For example, there are refences to "detailed
development plan" and to "detail plan."

Specific Comments

Section 18.350.020B.2 Is the preliminary subdivision plan truly a substitute for the detailed development
plan? This seems inconsistent with most of the rest of the provisions, which require a detailed

Section 18.350.020C.2. As discussed above, this provides for a Type I process of the detailed
development plan review, whereas other sections call for a Type il review.

Section 18.350.020E, This section creates the possibility of concurrent applications for concept plah, _
detailed plan, and zone change. A requirement for a zone change application is submission of the
approved detailed plan. 18.350.060A. These provisions are inconsistent.

Similarly, the provision that all actions may bé at the same hearing (second sented of subsection E) is also
inconsistent with 18.350.060A and with the provision that the detailed development plan is a Type Il
approval.

Section 18.350.030A. The reference to the approval criteria should be to 18.350.040D, unless the

-sections are renumbered.

Section 18.350.030B. The Type Il procedure requirement for detailed development plans is inconsistent
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Sean Farrolly - Re. Proposed Planned Development Code Changes

with the provision in 18.350.020C.2. The reference to the approval criteria should be to 18.350.050&. )
Also, although there is a requirement to file the detailed development plan within 1.5 years of conceptual
plan approval, there does not appear to be a similar requirement for zone change application to be filed
- within a certain time of detailed plan approval. Also, it might be advisable to rephrase the provision to
state that the conceptual plan approval expires after 1.5 years unless an application for for detailed
development plan approval or request for extension is filed. '

Section 18.350.030C. This section provides that the overlay zone expires if the detailed development plan
approval lapses or expires. As long as the PD is a zone (even an overlay zone), a zone change process is
needed to change the zone back. It cannot happen automatically. Also, it does not specify when the
detailed development plan approval lapses or expires. :

This section also provides that the zoning map amendment is by a Type IV procédure, which is
inconsistent with both 18.350.020C.3 and 18.350.060. Furthermore, if it is a Type IV, then the statewide
planning goals, as well at the Comp Plan apply. CDC 18.390.060G.

Section 18.350.0300. This should be clarified as to which approvals can be extended. See comments on
subsections Band C.

In subsection D.2, the City needs to decide whether an application for a preliminary plat review is
sufficient, or whether the application for a detailed development plan is needed to be filed before the

" conceptual plan lapses. Note that in Subsection B, the requirement is that the detailed development plan
be filed within 1.5 years, without reference to a preliminary subdivision plat.

Section 18.'350.030H. The issuance of occupancy permits is tied to completion of the development
consistent with the detailed development plans, without any reference to the PD overlay zone. If the

overlay zone is required, then no occupancy (or arguably even development) should occur prior to overlay y
zone approval. . ’

Section 18.350.040D.3. | suggest adding "if any" to the reference to significant natural resources.
Section 18.350.050A. The last reference should be to 18.350.050B.

Section 18.350.050C.2. What does "site coverage” mean. This needs to be defined or explalined.
Section 18.350.050C.3. Is there a maximum building height? Should be stated if so.

Section 18.350.050 This section is very long, especially subsection E and has too many levels of
subsections to be easily understandable. You may want to readjust the formatting/organization. Maybe
approval criteria should be a separate section.

 Section 18.350.050E.1. We may want to add "if applilcable.”

Section 18.350.050E.2.d. You may want to clarify landscaping as to whether natural areas count as
landscaping. '

Section 18.350.050E.2.e. | do not like the "based on findings" phrase. They should simply be standards
or criteria. Findings are required by statute. :

Also, in subsection e.i., there is a reference to "minor exception” which is not defined, and appears
unnecessary. Possible language: The minimum number of parking spaces is not reduced by more than
10 percent.

Section 18.350.050E.2.f. Again, replace "based on findings that" with "if". Change subsection i to read: )
The sign are is not increased by more than 10 percent. :
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“) Section 18.350.050E.2.i.i. Again, some clarification of “landscaping” may be appropriate. Does this
include natural areas? Note also that there is an opening square bracket in the first line. You may want to
combine all the various landscaping and open space requirements into a single section. As is, the
landscaping and open space provisions are confusing.

Section 18.350.050E.2.j.ii. A random opening square bracket.

Section 18.350.060 As noted above, this is inconsistent with various other provisions as to procedure.
Also, subsection B states that the zone change may be processed concurrently with the detailed
development plan (actually uses the term detail plan) approval, which is inconsistent with subsection A,
which requires that the approved detailed development plan be submitted with the application.

Please let me know if you have questions or comments.

Gary Firestone

This message originates from the law firm of Ramis Crew Corrigan, LLP. This e-mail message and all
attachments may contain legally privileged and confidential information intended solely for the use of the
addressee. If you are not the intended recipient, you should immediately stop reading this message and
delete it from your system. Any unauthorized reading, distribution, copying, or other use of this message
or its attachments is strictly prohibited. All personal messages express solely the sender's views and not
those of Ramis, Crew, Corrigan, LLP. This message may not be copied or distributed without this

[ disclaimer. If you received this message in error, please notify us immediately at (503) 222-4402 or reply

’ to the e-mail address above.
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Attachment 8

From: “John Frewing" <jfrewing@teleport.com>

To: “Tom Coffee" <Tomc@tigard-or.gov>

Date: 3/8/2006 3:56:59 PM

Subject: Frewing Supplemental Comments on PD Code Changes

Tom, below is the comment memo | promised last night. Thanks for guiding our discussions FORWARD
in a pleasant way. John Frewing

TO: Tom Coffee (for forwarding to committee members and Sean)

FM: John Frewing
SUBJ: A Variety of Comments on Clean Draft Distributed at 3/7/06 Meeting

As long as this task has taken, it is still good to let things sit for a bit and revisit them in the light of a new
day. On receiving the clean draft distributed at 3/7/06 meeting, | compared it with the previous draft, which
we discussed at our 10/26/05 meeting and with my notes of that evening and previous notes, eg the
7120/05 meeting. | offer the following comments in the spirit of trying to make the new planned
development code a strong useful document for whatever remaining sites in Tigard which can use it.

A The definition of 'density bonus' and 'landscaping' existed in the 10/26/05 draft and have now been
deleted without any reason per my memory. Both were terms we had discussed at length. .My comment
is to reinstate them in the revised planned development code language. In the 'landscaping' definition, |
would make it consistent with other references in the code language by adding ‘developed under the
guidance of a licensed landscape architect' after the first word 'Areas’. See use of this term in
18.350.050E.2.d.

B In the first item under the ‘Purpose’ section of the draft, | would simplify the language by having it read
"To promote development that is consistent . . ..

C Under 18.350.040A 1, ‘Conceptual Development Pian Requirements,’ my comment is that the first
sentence should start 'A statement of city planning objectives .." . This will ensure that the applicant keeps
his/her focus on city purposes. The second sentence should be supplemented by adding the following:
‘and the benefits to the neighborhood and city to be achieved by the planned development over and above
benefits which might accrue using a subdivision process.'

D Under 18.350.040A.3, the applicant's intent with regard to selling/leasing lots or building homes
him/herself should be supplemented with the requirement for applicant to state his/her view of the role of a

~homeowners association in common area ownership and maintenance, including other amenities, eg

playground.

E Under 18.350.040B.1, the term ‘existing site conditions' should be clarified by adding “including physical
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features and unusual flora or fauna which occupy the site". : )

F Under 18.350.040B, an additional element of the narrative should be required, stated as ‘Any planned
habitat friendly development approaches, eg matters identified in the 'Planning Commission's Toolbox'.

G The approval criteria of 18.350.040D (conceptual development plan) and 18.350.050E (detailed
development plan) should each begin with the basic requirement that the submission requirements have
been met. : :

H The approval criteria of 18.350.040D and 18.350.050E should each clarify that the Commission must
find that the items below are consistent with the purpose of this section of the code (18.350).

| Reference in 18.350.050A to 'the information contained in 18.350.050A' seems wrong. Maybe reference
to 18.350.0508 is intended?

J The requirement for contour data in 18.350.050B.1 should be supplemented by addmg 'to show
compliance with flood plain limits, drainage plans, sight and view distances, etc.’ : )

K In 18.350.050B.3.c, there is a misspelling of 'comer’ in line 4 and in line 6, the use of the word 'probably'
does not seem consistent with advising applicants of Commission intent - it should be changed to
‘preferably’. Similarly, in subitem f. of this subsection, the word ‘considered’ is not advisory - it should be
changed to 'favored'.

L The wording of sections 18.350.050C and D are not in the form of information requirements, but appear
to be approval criteria. | suggest moving these sections to the approval criteria section for detailed
development glans, 18.350.050E and renumbering as necessary.

M In 18.350.050C.2, the term 'site coverage’ appears. Looking at the definitions in the front of Cﬁapter 18
of the TCDC, this definition does not have apparent meaning. | suggest restating the definition of ‘site
coverage' in a way which will enforce a limit on building and impervious cover over an entire site.

N In 18.350.050C.3, reference to site 'perimeter’ should refer to 'exterior lots' as was discussed at the
3/7/06 meeting.

O The construction of 18.350.050C and D should be modified to clarify that BOTH paragraphs include
approval criteria. This can be done by adding 'and E. below' to the first sentence of 18.350.050C. in this
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y same paragraph, subitem 1. should be clarified to indicate that increased densities mean reduced lot sizes -
’ add in parentheses '(eg, reduces lot sizes)".

P In 18.350.050E2, the current draft has given up the prerogative of the Planning Commission to require
additional open space; which exists in the current code. . This flexibility should be retained by adding back
the appropriate words of 18.350.100B.2 in the existing code. In Approval Criteria 2.b of this same section,
the Commission has given up its authority to judge adequacy of access plans by saying that only a
provessional engineer must demonstrate adequate access - the Commission approval right should be
retained by adding a phrase "acceptable to the Commission" after the term ‘professional engineer'.

Q In 18.350.050E.2 c.ii, reference is made to project cost, not normally available. As discussed at the
3/7/06 meeting, perhaps public infrastructure cost should be used instead, but then the 1% bonus should
be adjusted downward accordingly, perhaps to ¥ %. '

R In 18.350.050E.2.g, the term 'sight distance' is used, but it is not defined at the front of the TCDC; it
} should be defined. The term *stopping distance', another term used in street design, should also be
defined.

S At the detailed development plan stage, 18.350.050B should include the requirement to submit any
proposed homeowners association charter for the PD. This is necessary in order for City Attorney to
review its adequacy, as noted in 18.350.050E.3.0.ii.

T As we noted at our 3/7/06 meeting the requirements for openspace and landscaping need additional
work to make them consistently use the same terminology and work together to produce a development
consistent with stated purposes.

Tom, | would appreciate it if you would forward this to all members and carry a copy of these comments
forward in the packet for Planning Commission and City Council work sessions on this project. The
meeting of 3/7/06 was most useful in planning the latter phases of our committee work.



Attachment 9

CITY OF TIGARD
PLANNING COMMISSION
Meeting Minutes
March 20, 2006

1 CALL TO ORDER

Vlce—Premdent Muro called the fneeu'ng to otder at 6:59 pm The Hrneeﬁhg was held in the
Tigard Civic Center, Red Rock Creek Conference Room, at 13125 SW Hall Blvd.

2. . ROLL CALL

Commissioners Present:  Vice-President Munro, Commissioners Buehner, Caffall (arrived
late), Duling, Haack, Inman, Meads, and Walsh

Commissioners Absent

Staff Present:  Tom Coffee, Director of Community Development; Dick Bewersdorff,
Planning Manager; Barbara Shields, Planning Manager; Beth St. Amand,
Senior Planner; Jerree Lewis, Planning Commission Secretary

3. ELECTION OF PLANNING COMMISSION PRESIDENT

It was decided to hold the vote until Commissioner Caffall arrives. Vice-President Munro said
that if the Commission is unable to reach a decision, she would agree to continue as acting
President until the Planning Commission vacancy is filled and the new Commissioner has
attended a few meetings.

4. COMMUNICATIONS AND COMMITTEE REPORTS

The Commission will meet on April 3« for a public hearing on the Wall Street extension; they
will meet April 17% to discuss buildable lands and incorporation of cities.

. Planning Commission Appointment to Transportation Financial Strategies Task Force —
after Commissioner Caffall arrived, he agreed to serve on this Task Force.

Commissioner Buehner reported on the Transportation Financial Strategies Task Force.
They are currently working on the 99W/Hall intersection and the grant for the 99W study.
They are proposing a gas tax which may come to Council.

Commissioner Buehner also reported on the City Center Advisory Commission. They

decided on recommendations for the Burnham Street projects and had some suggestions
for major revisions to the Transportation System Plan, e.g., the bike plan.

PLANNING COMMISSION MEETING MINUTES — March 20, 2006 — Page 1



Commissioner Meads advised that the Park and Recreation Advisory Board is moving

- ahead on forming an organized recteational program for Tigard. They will ask Council for
staff funding to do studies. There may be a bond measure in the future. Regarding the
purchase of park land, the City will approach people who have property of interest to the
Board to see if there are any willing sellers. Meads said she had read that the lease on Potso
Dog Park goes thru 2012. In the meantime, the City is looking for other sites for another
dog park.

Commissioner Duling reported on the Committee for Citizen Involvement. She said at
their last meeting, they met with the principals from Fowler Middle School and Metzger
Elementaty School to discuss public involvement in local schools. They also had a
neighborhood program update from Liz Newton. The School Board encourages linking
- the neighborhood program to the schools. Each neighborhood will have their own web
Ppage at some point.

Commissioner Haack advised that the Tree Board has 2 nominations for recognition of
being a “Heritage Tree”. One is on property being considered for development. The
developer is considering reducing the size of one of the houses to preserve the tree. The
Tree Boatd also discussed the trees in the Costco patking lot. The store was built 12 yrs
ago and had a condition that the trees would have a 35% canopy by year #20. The City
Arborist estimates it to be 1% in year #12. The Tree Boatd will research what options
Costco may have to re-engineer their parking lot or do something else.

Haack asked about the development on SW North Dakota where 8 major trees that were
supposed to be saved were cut down. Dick Bewersdorff advised that this was a big
mistake. The contractor was given the wrong set of plans. Bewersdorff said the developer
would be fined $500, plus pay $24,000 for mitigation, and give us an assessment for the
value of the trees.

5. COMPREHENSIVE PLAN UPDATE - PUBLIC INVOLVEMENT
PROGRAM

Planning Manager Barbara Shields advised that the public involvement process will comply -
with the current Comprehensive Plan. Senior Planner Beth St. Amand handed out a revised
chart listing tasks and completion dates (Exhibit A). She advised that the current
Comprehensive Plan includes having the Committee for Citizen Involvement (CCI) review
the public involvement program. She met with the CCI in February and they provided
comments to her. The Planning Commission will act as the steering committee for the
update. The PC work sessions will be public work sessions; some sessions will be for public
comment.

St. Amand said there are three different ways to approach the citizen involvement:
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1. Provide information — make sure everyone knows what’s going on, when the
meetings are, what the community can expect from this process, basic language

2. Outreach — how can we get out into the community; use the pilot program for the
Neighborhood Program; tap into other board & committees

3. Involvement — public work sessions, interactive open houses to get input

Thete will be 6 topic ateas and staff will develop a specific program for each.

St. Amand advised there will be a community attitude sutvey conducted every other year.
The first survey will be a benchmark. One topic this year will be the Comprehensive Plan.

* The Planning Commissioners had the following comments/suggestions:

® The information in the Oregonian and Times is not always accurate and never
includes the agenda item.

Look at going to the Chamber, Kiwanis, etc.

How can we get a diversity of people here — maybe hold coffee talks.

Give people a reason to care. '

Use e-mail for folks who don’t want to leave their home but want to participate.
Consider 2 live workshop on cable access where people can call in.

A 5 minute stream on the website.

Contact neighborhood associations/homeowner’s associations.

Use the SW weekly section of the Oregonian to keep it in front of people all the time,
e.g., “Did you know?”. '

@ One of the biggest hurdles will be helping people see how will it impact them
petsonally.

®  Develop some “hook developing mechanisms” for bringing peop.le in.

‘The Planning Commission agreed that the general structure of the proposed public
involvement program fits with the Comprehensive Plan. The next Planning Commission
meeting will be dedicated to discussing buildable lands.

VISITOR

Donya Wiland shared her thoughts with the Commission about living in Tigard. She is
concerned about how much land is being ripped up for multiple housing. She has ideas for
making Tigard a desirable place to live. She suggests giving tax breaks to people if they won’t
sell/develop their property for 20 years. This will help to control traffic. Possibly, the loss in
tax revenue couid be made up by increasing taxes to others already in living here. She
believes that if Tigard was more desirable, we could concentrate on the people who want to
stay.

She teferred to the City of Avalon. They allow x amount of people to live there, x amount
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~of cars on site, and there’s a waiting list of people wanting to move there. For the
Comprehensive Plan public outreach, she suggested putting flyers into grocery bags.

6. WORKSESSION WITH PLANNED DEVELOPMENT REVIEW
COMMITTEE - RECOMMENDATION TO COUNCIL

Additional Planned Development Code Review Committee members in attendance: Sﬁe
Beilke, Alice Ellis-Gaut, John Frewing

Tom Coffee reported that when the Planning Commission had their joint meeting with
Council, the issue of code revision was discussed. Council is anxious to see a product
referred to them. Staff met with the Code Review Committee recently and brought everyone

“up to date on the status of the revisions. The Commission can review the recommendations
and provide input. The Committee will have a worksession with Council on April 18% to
discuss the recommendations. The Council will then decide if they would like to initiate an
amendment.

Commissioner Buehner provided details for the 15 recommendations listed in her 3/9/06
memo to the Planning Commission [in the Commissioner’s packet]:

#1 — The toolbox will be streamlined.

#2 — Should also look at implementing this in the subdivision code as well.
#3 — The code section should read 18.350.050 B 3 (d)(e).

Enact the purpose clause as written.

#5 — May not be feasible because of 120 day rule.

e #6—The Committee came up with more classifications. More wotk needs to be
done on this item.

e #7 — Sustainable development refers to storm water issues.

e #8 — Sometimes the application submitted to the City differs substandally from what
was presented at the neighborhood meeting and those attending the meeting have no
idea that changes have been made.

e #9 — Suggestions for developers going through the PD process.
e #10 — More work needs to be done on this.

e #11 — This also needs to be looked at in the Comp Plan — do we want to follow
Metro’s directives? '

o #12 — Parcels can be downzoned to lower densities.
- o #13 — Density bonuses should be earned — it should not be a presumption.
e #14 — This can’t be done in the PD Code, but there is a side recommendation.
e #15— This is an issue of guidelines to the developer, giving them mote structute.

Buehner highlighted the side recommendations listed in her memo. Regarding #7, the
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Committee wonders if there’s a possibility of creating an Open Space Zone. Tom Coffee
noted that rezoning of ptivate propetty for open space would be considered a “taking”. The

current maps showing green open space only indicates designation of a resource (floodplain,
wetland, etc.).

Regarding the last comments in her memo, Buehner said she agrees with the City Attorney
“about the overlay zone. She believes the code should be rewritten to make it less open to
litigation. '

Comments from the Planning Commissioners and Committee members:

e Has anyone looked into the impact on staff and Planning Commission with how the
new process will wotk? Tom Coffee responded that the more steps added, the longer
it takes for staff to process. On the other hand, these revisions may be more a
function of the way staff addresses issues and writes their reports. Bewersdorff noted
that if there is a separation between the conceptual plan and the detail plan, there may
be 2-3 hearings for each case. Also, because of a longer processing time, costs and
fees will increase. Separating the conceptual plan from the detail plan and having a
third step of a zone overlay at the end may create three steps of appeals.

e The concern was raised as to whether this could all be done within the 120 day
timeline.

e A concept may be easier to debate because it’s more of a sketch. There may be more
give and take than with a detail plan.

. o ‘This is 2 way to help the Commission become comfortable with the language and
being trained. Also, expectations can be set for staff.

e The 120 day rule clock starts when the application is deemed complete. Using a
toolbox, staff doesn’t have to say an application is complete untl they get something
that looks like it might pass.

e Did the Committee discuss how to offset additional maintenance costs to the City for
open space? Commissioner Buehner said the majority of the space will be open and

- will requite minimal maintenance, plus Council would like to increase park and open
space. Staff said maintenance will be an issue for patks staff. Sue Beilke suggested
that voters may be willing to approve a park maintenance fee measure.

e Who defines the types of open spaces, e.g., conversion of natural area? Staff
answered that it would be in the Parks Master Plan.

John Frewing referred to his e-mail to Tom Coffee (Appendix F). For comment D, he
would like to have the applicant’s intent supplemented with the requirement for them to state
their view of the role of a homeownet’s association in common atea ownership and
maintenance. For comment G, he would like to see that the approval criteria for both the
conceptual plan and the detailed plan begin with the requirement that submission

' requitements have been met. For comment H, he would like to clarify that the Commission
find that the items (various descriptions of what has to come in) are consistent with the

PLANNING COMMISSION MEETING MINUTES ~ March 20, 2006 — Page 5



purpose of the section of the code. This ties the review back to the purpose. For comment
P, he would like to retain the flexibility of the Planning Commission to require open space by
adding back words of code section 18.350.100B.2.

Commissioner Buehner brought up the need for dedication of easements on private streets
for people to be able to access public open space.

7. OTHER BUSINESS

Vice-President Munro advised that she had talked to Tom Coffee about training for the
Commission. She also noted that there may be other areas in which the Commission could
- provide policy direction to Council

Tom Coffee briefed the Commission about the possibility of Walmart coming to Tigard He
said Walmart has not contacted any City official as of this date. However, Pactrust has held a
pre-application meeting for a 220,000 square foot “big box” at Dartmouth and 7224 Ave. We
do not know if the two are connected ot not.

Commissioner Buehner advised that Gramar Development has proposed a new 180,000 Fred
Meyer complex in the Beaverton quarry area, which is currently zoned for 50,000 maximum.
They are asking for a zoning change to allow this. She thinks this issue may happen in Tigard.
Election of Planning Commission President — Jodie Inman was elected as the new President.

8. ADJOURNMENT

The meeting adjourned at 9:10 p.m.

Jerrée Lewis, Planning Commission Secretary

— T
J O A —/\"\__
ATTEST: President Jodie Inman
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AGENDA ITEM # _
FOR AGENDA OF

CITY OF TIGARD, OREGON
COUNCIL AGENDA ITEM SUMMARY

ISSUE/AGENDA TITLE __ Proposed Amendments to Tigard Municipal Code to Create a Rights of Wa
Ordinance with a Street Cut Moratorium : '

of@—w“”
PREPARED BY:_Nancy Werner _DEPT HEAD OK CITYMGROK  _CA

ISSUE BEFORE THE COUNCIL

Discuss amendments to the Tigard Municipal Code to create a Rights of Way Ordinance that would implement a street
cut moratorium, clarify existing utility franchise requirements, and eliminate redundant provisions of the Code.

STAFF RECOMMENDATION

Provide guidance to staff regarding the implementation of a street cut moratorium and a new Rights of Way Ordinance.

INFORMATION SUMMARY

Staff has been consideting options for improving the management and quality of the City’s streets and rights of way.
One of the main factors in the detetioration and reduced service life of City streets is street cuts by utilities installing
facilities in our rights of way. Studies have shown that streets with pavements cuts can exhibit a 33% loss in remaining
service life, and that a street cut impacts the pavement from three to six feet atound the cut. Cuts can lead to mote
rapid fatigue cracking, and if the cuts are improperly sealed, can allow water to wash away fine materials from the
underlying base and subgrade, which results in a loss of pavement strength. The more cuts on the pavement, the mote
likely it is that water will penetrate and weaken the street.

This physical damage results in higher costs to the City for maintaining, repaiting, resurfacing and rebuilding the streets.

Some of these costs include: increased overlay thickness required to compensate for the presence of the cut, shortened
period of time between rehabilitation and maintenance, and more costly rehabilitation due to a weakened base or
subgrade layer through slumping of the trench sides.

Proposed Moratotium:

After discussions among departments that would be impacted by or charged with enforcing new limits on street cuts,
staff recommends a two-part street cut moratotium:

1. New Streets: Street cuts would not be allowed for 5 years on newly constructed, teconstructed ot improved
streets.

2. Streets With Recent Major Utility Work: Street cuts would not be allowed within 400 feet of a major utility
installation or upgrade that occurred within the last 12 months, so long as the utility requesting the cut had
notice of the prior installation or upgrade. This prohibition would apply regardless of the age of the street.

The City Engineer could grant exceptions to both parts of the moratotium for (1) emetgencies, (2) small cuts necessaty
to locate existing utilities when boring under the street, and (3) when there is no other feasible way to provide setvice.
In granting an exception, the City Engineer could impose conditions determined to be appropriate to completely
restore the street and pavement surface. Conditions may include sutface grinding, base and sub-base repairs, or



similar wotk, and may include up to a full-width surface paving of the roadway of not more than 70 feet in either
direction from the cut.

Together, these two measures will reduce street cuts, improve coordination of construction, increase the setvice life of
City streets, and reduce the delays and inconveniences associated with utility construction in the tights of way.

Implementation:

In reviewing the Tigard Municipal Code to determine the appropriate Chapter for a street cut moratotium, staff
recognized that the cutrent Code provisions regulating use of the City's rights of way are located in two different
chapters: a “Telecommunications Franchise Ordinance” (Chapter 5.14) and a Chapter on “Wozk in the Right of Way”
(Chapter 15.04). The former Chapter applies only to telecommunications providets and sets out the application process
for, and terms of, telecommunications franchises. The latter requites a franchise for any person seeking “antiual
permits” to wotk in the rights of way, but does not set out the specific requirements for obtaining a franchise. Both
Chaptets set out similar, but not identical, construction standards and requirements.

Staff recommends that Council consider combining these two Chapters into a Rights of Way Ordinance to clatify utility
franchise requitements, eliminate redundant construction provisions, and ensute that the street cut moratotium, if
implemented, will apply to all utilities using the City’s rights of way. This new ordinance would include the following:

e The existing permit requirements, construction regulations and regulations for driveway approaches
from the Right of Way Chapter.
e The franchise provisions of the cutrent Telecommunications Franchise Otdinance, which will be
revised to apply to all utilities.
‘o The Rights of Way Restoration Policy, which would include the street cut moratorium desctibed above.
¢ The existing construction coordination provisions with a new notification requitement for the
installation or upgrading of facilities of 400 feet or mote in length.

If Council directs staff to pursue these amendments, staff will submit a draft of the revised Chapter to franchised
utilities for comment. A final draft incorporating these comments will be presented to Council for review and apptroval.

OTHER ALTERNATIVES CONSIDERED

None considered at this time.

COUNCIL GOALS AND TIGARD BEYOND TOMORROW VISION STATEMENT

The street cut moratorium and recommended Code amendments would contribute to the Tigard Beyond Tomotrow
goals of “Improve Traffic Safety” and “Improve Traffic Flow.” The putpose of the moratorium and the amendments
are to improve the management of the City’s rights of way, reduce the delays and safety issues associated with lane
closutes, and to improve the quality and setvice life of City streets.

ATTACHMENT LIST

1. Draft Right of Way Restoration Policy

FISCAL NOTES

Thete is no cost associated with the amendments beyond staff time and City Attorney review. -



ATTACHMENT 1
Right of Way Restoration Policy

1. Except as provided in paragraph 3 of this Section, after any street has been constructed,
reconstructed, paved or improved by any person, the pavement surface shall not thereafter
be cut or opened for a period of 5 years.

a. The City Engineer shall make the final determination on what construction ot
improvement will result in a limitation set forth in paragraph 1 of this Section and
shall create, maintain and make available to the public a list of the streets and street
segments subject to the limitation. Only streets named on the list shall be subject to
the limitation set forth in paragraph 1.

b. The five year limitation period shall begin upon the City’s acceptance of the

completed street or street improvements.

2. Except as provided in paragraph 3 of this Section, after any street has been cut or opened
for the installation or upgrading of utilities that are 400 linear feet or greater, the pavement
sutface within 400 feet of the previous cut or opening shall not be cut or opened for a
petiod of 12 months, provided that the person requesting to cut or open such a surface
received notice of the prior street cut or opening putsuant to Section [insett reference to
“Coordination of Construction” section]. The 12 month limitation period shall begin upon
the utility’s completion of the restoration of the street.

3. The City Engineer or designee shall grant exceptions to the prohibitions set forth in
paragraphs 1 and 2 of this Section when cutting or opening the street is required to locate
existing facilities when tunneling, boting, or pushing under the street and to provide
necessaty utility services to a property where no other practicable alternative exists. The City
Engineer or designee may grant exceptions to the prohibitions set forth in paragraphs 1 and
2 of this Section when, in the sole discretion of the City Engineer, compelling circumstances
watrant the cutting or opening of the street.

a. In granting an exception, the City Engineer may impose conditions detetmined to be
appropriate to completely restore the street and surface paving. Conditions may
include sutface grinding, base and sub-base repaits, or similar work, and may include
up to a full-width surface paving of the roadway of not more than 70 feet in either
direction from the cut.

b. In the event that the City Engineer requires the partial or full repaving of street
segment, a bond must provided to the City in the amount of the estimated cost of
the repaving.

c. The denial of a request for an exemption or the conditional approval of an
exemption under this Section may be appealed to the City Managet, whose decision
will be final and binding. Appeals must be in writing and received by the City
Manager not more than 15 business days after the applicant’s notice of the denial of
the request.



4. Notwithstanding the provisions of this Section, in emergency situations, verbal authorization

may be granted by the City Engineer or designee for an exception to the limitations set forth
in this Section. Emergency situations are those in which immediate tepair to damaged or
malfunctioning facilities is necessary to restore lost service or prevent immediate harm to
petsons or property. Verbal authorization shall be subsequently documented in wtiting by
the City Engineer or designee, and the owner of the facility shall be subject to any
restoration conditions imposed by the City Engineer pursuant to paragraph 3.

Within three years after this provision becomes effective, the City Engineer or designee shall
review the application and effectiveness of this Section. The teview shall include
measutement of its impact on the quality and surface life of City streets, City and utility
compliance with this Section, and the circumstances of exceptions granted and conditions
imposed undet paragraph 3.

Coordination of Construction

1.

Prior to Januaty 1 of each year, each utility shall provide the City with a schedule of known
construction work for that year in the City’s rights of way or that may affect the rights of
way.

Each utility shall meet with the City at least once per calendar year, at the request of the City,
to schedule and coordinate work in rights of way. The City shall share with utilities
information on plans for other construction projects within the rights of way.

All construction projects within rights of way shall be coordinated as ordered by the City
Engineer or designee, to minimize public inconvenience, distuption, or damage.

At least 60 days prior to installing a new facility or performing a facility upgrade within the
right-of-way that is 400 linear feet or greater, the utility intending to install such facilities
shall provide notice to the City and all other utilities identified by the City as utilities that are
franchised or permitted to place facilities within the project area.

a. The notice must be provided in a manner which documents receipt of notice by
utilities. '

b. The notice shall state the anticipated location, project schedule and general
description of the proposed work. No permits for work shall be issued until notice
has been given and other utilities have had adequate time to cootdinate construction.

All utilities performing work in the rights of way subject to the notice requitement set forth
in paragraph 3 of this section shall cooperate with other utilities with permits to do work in
the same location at or near the same time to coordinate construction and colocate facilities.



6. Nothing in this section shall require a utility to reveal proptietaty information. A utility shall
signify any proprietary information as such and the City will protect such information from
disclosure to the extent allowed by law.

7. The notification requirement set forth in paragraph 3 of this section shall not be required for
the installation of facilities in new developments that are being processed through the private
development review process.



AGENDA ITEM #
FOR AGENDA OF

CITY OF TIGARD, OREGON
COUNCIL AGENDA ITEM SUMMARY

ISSUE/AGENDA TITLE ___Revisions to the Tigard Municipal Code to Incorporate a Privilege Tax

PREPARED BY:_Nancy Werner DEPT HEAD OK W CITY MGR OK ( g

ISSUE BEFORE THE COUNCIL

Discuss revisions to the Tigard Municipal Code to establish Council’s authority to set a privilege tax by resolution.

STAFF RECOMMENDATION

Direct staff to draft an amendment to the Tigatd Municipal Code to establish Council’s authority to set a privilege tax
by tesolution.

INFORMATION SUMMARY

In a prior discussion with Council on December 13, 2005, Council directed staff to consider implementation of a
ptivilege tax, potentially limited to telecommunications providers. After reviewing the relevant provisions of the Tigard
Municipal Code, staff tecommends revising the Code to establish a privilege tax that Council could set by resolution.

“Privilege tax” is a tetm from the Otegon Revised Statutes that refers to a fee that a municipality may charge to utilities
for use of the municipality’s tights of way. The privilege tax is similar to the franchise fee the City currently receives
from utilities putrsuant to franchise agreements between the City and the utilities using its rights of way. The primary
difference is that the franchise fee is established in franchise agreements whereas a privilege tax is imposed by the
Council.

Staff recommends revising the Code to incorporate a privilege tax provision that would:

e Authorize Council to adopt 2 privilege tax by the City’s Master Fee Resolution;

e Potentially apply to any utility using the City’s tights of way, but ONLY if Council’s resolution sets an applicable
privilege tax; and

e Allow utilities to deduct any franchise fees paid from the privilege tax owed.

The proposed privilege tax provision would have the following advantages:

o Council would be authotized to pass a resolution implementing the 5% telecommunications privilege tax
previously discussed,;

e Council would have the flexibility to implement a ptivilege tax by tesolution rather than amending the Code if,
in the future, it decides to apply a privilege tax to other utilities;



e Council could set the privilege tax at the same rate as the existing franchise fee so that it would impact utilities
only after their franchise expired or was terminated (as discussed with respect to telecommunications
providers); and

e Council could set a prvilege tax rate that is higher than the existing franchise fee, up to the privilege tax limit set
by state law, thereby earning more revenue than the current franchise fees. (State law appeats to limit the
ptivilege tax that can be applied to most private utilities to 5% of gross tevenues. The maximum statutory limit
for a telecommunications privilege tax is 7% of revenue from local exchange access only.)

If Council directs staff to putsue this amendment, staff will submit a draft of the revised Chapter to Council for review
and approval.

OTHER ALTERNATIVES CONSIDERED
None considered at this time.

COUNCIL GOALS AND TIGARD BEYOND TOMORROW VISION STATEMENT

The privilege tax would contribute to the Council Goal to “Stabilize Financial Picture” and the Tigard Beyond
Tomorrow goal to “Identify and Develop Funding Resources” for Transportation and Traffic by providing additional
revenue that would be available to the General Fund, or which could be used to supplement other funding resources
for improvements to City streets.

ATTACHMENT LIST

None.

FISCAL NOTES

Implementing a ptivilege tax could generate the following additional revenues for the City:

UTILITY CURRENT FEE POTENTIAL EST. ADDITIONAL
(% of gross revenues) FEE/TAX REVENUE

Electric 3.5% 5% $540,000
Natural Gas 5% 5% $0
Telecommunications 5% 7% $128,000
Water 0% 5%%* $230,000
Sewer 0% 5%0* $57,000
Total $955,000

* State law allows the City to charge a higher rate; 5% is used for illustrative purposes.
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